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Brittany A. Stillwell 
info@brittstillwell.com 


8 Century Avenue, IFC Tower 2, Floor 8 
Pudong District, Shanghai, China 200120 


Tel: 702-907-1908 


PLAINTIFF APPEARING IN PRO PER 


U.S. DISTRICT COURT 


CENTRAL DISTRICT OF CALIFORNIA 


BRITTANY A. STILLWELL, an 


individual 
Plaintiff, 
V. 
CITY OF LOS ANGELES et al. 
Defendants. 


Case No. 2:22-cv-09426-JWH-JC 
Hon. John W. Holcomb 
Referred to Hon. Jacqueline Chooljian 


PLAINTIFF'S NOTICE OF MOTION 
AND MOTION FOR LEAVE TO FILE 
SUPPLEMENTAL COMPLAINT; filed 
concurrently with MEMORANDUM OF 
POINTS AND AUTHORITIES and 
PROPOSED ORDER 


[Fed. R. Civ. P 15(d)] 


Date: May 2, 2023 

Time: 9:30 a.m. 

Location: Courtroom 750, Roybal Federal 
and United States Courthouse 


TO ALL PARTIES AND THEIR COUNSEL OF RECORD: 


PLEASE TAKE NOTICE THAT on May 2, 2023 at 9:30 a.m., or soon thereafter, 


in Courtroom 750 of the United States Courthouse for the Central District of California, 
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located at the Roybal Federal Building and United States Courthouse, 255 East Temple 
Street, Los Angeles, CA, 90012, the Honorable Jacqueline Chooljian, United States 
District Court Magistrate Judge, presiding, Plaintiff Brittany A. Stillwell (“Stillwell”) 
seeks leave to file a Supplemental Complaint pursuant to Fed. R. Civ. P. 15(d). Stillwell 
seeks leave to file a proposed Supplemental Complaint, which is attached and incorporated 
as Exhibit A. The proposed Supplemental Complaint asserts additional facts based on 
occurrences subsequent to the filing of Stillwell’s Verified Complaint, (ECF No. 1) which 
was filed on December 27, 2022. 

Plaintiff brings this Motion for Leave on the grounds that the proposed 
Supplemental Complaint does not add additional causes of actions but does seek monetary 
damages against the City of Los Angeles (“City”), diversity jurisdiction, and additional 
damages against the Onni Defendants for the ongoing injuries that have continued since 
the filling of Stillwell’s Verified Complaint. This Motion has not been filed in bad faith, or 
with undue delay. Granting leave to file a supplemental complaint will not be futile and 
will not prejudice the opposing parties. Plaintiff’ s Motion for Leave is based on this Notice, 
the attached Proposed Supplemental Complaint, the following Memorandum of Points and 
Authorities, the documents filed with the Court in this action, and any other materials as 
may be presented before or at the hearing on this Motion. 

The following material facts were made known to Stillwell after the filing of her 


Verified Complaint. 


PLAINTIFF'S NOTICE OF MOTION AND MOTION FOR LEAVE TO FILE 
SUPPLEMENTAL COMPLAINT 
2 


— 


ase 2:22-cv-09426-JWH-JC Document 31 Filed 03/28/23 Page 3o0f79 Page ID #:594 


1. On or about January 18, 2023, the City emailed Stillwell a courtesy copy of two 
(2) letters, “COVID letter” and “TAHO letter” that were sent to Onni Real Estate 
IX, LLC and Onni Real Estate Holdings LTD (hereafter “Onni Defendants”). 


a. The COVID letter dated January 18, 2023 is addressed to the Onni 
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Defendants at “1201 S. Hope Street, Los Angeles, CA 90015.” The 
COVID letter states in part: 


The Investigation and Enforcement Section of the Los Angeles Housing 
Department (LAHD) has reviewed the complaint received regarding: 
Illegal Eviction 


On March 14, 2020, the Mayor of Los Angeles issued a Public Order 
Under City of Los Angeles Emergency Authority, Subject: New City 
Measures to Address COVID-19 (Ordinance No. 186606). In the Public 
Order, the Mayor ordered that no landlord shall evict a residential tenant 
in the City of Los Angeles during this local emergency period if the tenant 
is able to show an inability to pay rent due to circumstances related to the 
COVID-19 pandemic. 


In order to comply with the Mayor’s Public Order, please provide the 
Tenant a written cancellation of the two Notices to Pay Rent or Quit dated 
November 9, 2021: one notice charges $4,752.00 for rent due in 
November, 2021 and the second notice charges $171.82 for utilities due 
in November, 2021. Please provide a copy of the written cancellation to 
LAHD.! 


. The TAHO letter dated January 18, 2023 states in relevant part: 


The Investigation and Enforcement Section of the Los Angeles Housing 
Department (LAHD), formerly known as the Housing and Community 


1 On February 2, 2022 Stillwell informed LAHD and the City that Onni did not provide the 


written cancellations as required by the COVID letter. At the time of filing this Motion, the 
Onni Defendants have not provided Stillwell with the written cancellations. 
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Investment Department of Los Angeles (HCIDLA), has received the 
following complaint allegation: 
Harassment 


Tenant Harassment is defined as a landlord’s knowing and willful course 
of conduct directed at a specific tenant that seriously alarms or annoys 
the tenant, and that serves no legitimate purpose. 


Be advised, the Tenant received two Notices to Pay Rent or Quit dated 
November 9, 2021. The first Notice charges $4,752.00 for rent due in 
November, 2021, and the second Notice charges $171.82 for utilities due 
in November, 2021. These Notices do not comply with Ordinance No. 
186606 because the Tenant was impacted by COVID-19. 


The Tenant also submitted a copy of Superior Court FIRST AMENDED 
CROSS-COMPLAINT (Case No. 22STUD03096), in which the Tenant 
alleges that drug and gun cartels operate at the property, that Onni 
Properties did not cooperate with law enforcement when the Tenant 
became a victim of burglary, that Onni Properties interrupted the Tenant’s 
access to view or receive utility and rent statements, and that Onnie 
Properties served the Tenant with unsubstantiated lease violations for 
conduct and incidents that never occurred. This matter also falls within 
the definition of harassment under Ordinance No. 187109. 


2. Onor about January 18, 2023 through January 23, 2023, Stillwell’s landlord, the 
Onni Defendants, continued harassing behavior after Stillwell refused to meet 
with Onni Regional Manager James O’Neill to discuss an in-person settlement 
of the claims raised in Stillwell’s Verified Complaint (ECF No. 1). The 
harassing, threatening and intimidating conduct included an attempted break-in, 
the deactivation of the locking mechanism on Stillwell’s apartment door, which 
made Stillwell’s apartment accessible to any person without the use of a key fob, 


as her door no longer locked, and the presence of armed men standing outside 
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Stillwell’s apartment to intimidate her. One of the men was identified as a LAPD 


officer. 


. On or about January 19, 2023, private investigators confirmed the identities of 


at least four Los Angeles Police Department (“LAPD”) officers from several of 
Stillwell’s surveillance cameras. On or about March 24, 2023, the identities of 
the officers were further confirmed when LAPD released over 9,300 photos 
containing the names and badge numbers of current LAPD officers and 
employees, pursuant to the California Public Records Act. Each of the four 
LAPD officers Stillwell was able to identify currently work at LAPD’s Rampart 
Division, which is the same division that’s responsible for responding to calls at 
Hope + Flower Apartments. Based on the private investigative findings, Stillwell 
was able to identify the following: 

a. Stillwell identified at least one LAPD officer who was present at Hope + 
Flower Apartments on or about February 21, 2021 when a male attempted 
to throw another male offa balcony. In Stillwell’s video footage, the plain 
clothes officer is seen and heard giving a statement to the LAPD officers 
who arrived at the scene. 

b. Stillwell identified at least one LAPD officer who was present at Hope + 
Flower Apartments, on or about July 4, 2021, when Stillwell complained 
to Hope + Flower concierge and security about fireworks reaching her 


balcony. Less than two hours after Stillwell’s complaints fireworks made 
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contact with Stillwell’s apartment building, which caused Stillwell 


injuries. 


. Stillwell identified at least one LAPD officer who was present at Hope + 


Flower Apartments on or about October 17, 2021 when Stillwell observed 
human remains being removed from a trash chute. Upon information and 
belief, the human remains were believed to be those of Heidi Planck 
(“Planck”). At the time of filing this Motion, LAPD Homicide detectives 


are still investigating Planck’s murder. 


. Stillwell identified at least one LAPD officer who was present at Hope + 


Flower Apartments on or about November 7, 2022 when two armed men 
chased Stillwell down a stairwell. Stillwell identified this officer again 


outside her apartment on or about January 22, 2023. 


4. Onor about January 20, 2023, form City Councilmember Jose Huizar (“Huizar”) 
admitted, via a plea deal, that as an elected member of the Los Angeles City 
Council, he led the CD-14 Enterprise. Huizar admitted that he and other City 
employees and officials enriched themselves and their associates, and 
unlawfully gave favorable treatment to developers who financed and facilitated 
bribes and other illicit benefits. In addition to pleading guilty to RICO 
conspiracy, Huizar’s plea agreement, describes ongoing instances of honest 
services, wire and mail fraud traveling interstate in aid of racketeering, bribery, 


extortion, money laundering, obstruction of justice, witness tampering, making 
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false statements, and attempted tax evasion. Stillwell’s Verified Complaint (ECF 


No. 1) alleges damages that were caused by the CD-14 Enterprise. 


. On January 22, 2022 Stillwell informed the Onni Defendants and the City of the 


ongoing harassing, threatening, and intimidating conduct — Stillwell also 
included a thirty-one (31) second video detailing and demonstrating how the 
front door to Stillwell's apartment had been compromised and no longer locked. 
The City took no actions and the Onni Defendants never responded to Stillwell's 


email. 


. On or about January 23, 2023, Stillwell was forced to flee her home for safety 


reasons,” as she could not depend on LAPD to protect her, due to the LAPD 
Rampart Division’s involvement with the CD-14 Enterprise. As a result of the 
ongoing threats, harassment and intimidation described herein, Stillwell is no 
longer domiciled in California and is currently not residing in the United States 


of America?, thus making her a diverse party. 


. On or about January 27, 2023, Stillwell filed a Claim for Damages against the 


City. Pursuant to California Tort Claims Act, Gov. Code $8 810-996.6, a claim 


? Due to the imminent nature of harassment, threats, and intimidation against Stillwell, she 
was forced to flee with just a few suitcases, leaving behind all of belongings in Apartment 
#2814. 

3 Stillwell has maintained a foreign residence since 2017. Stillwell began residing in 
California in March 2020, when the borders to the Kingdom of Saudi Arabia closed due to 
the Coronavirus pandemic. Stillwell was forced to flee her apartment in California in 
January 2023. 
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for damages was required before Stillwell could seek monetary damages against 


: the City for damages. 
' 8. On January 31, 2023, Defendants Kimball, Tirey & St. John LLP (“KTS”) and 
5 Christopher James Evans (“Evans”) filed an Answer (ECF No. 21) to Stillwell 
6 Complaint (ECF No. 1). 
! 9. On or about February 16, 2023, the City emailed Stillwell a Case Closure letter 
9 informing Stillwell that the City concluded its investigation of the housing 
10 complaints she made more than six (6) months prior. Aside from sending the 
i COVID and TAHO letters, the City took no action against the Onni Defendants. 
" 10. At the time of filing this Motion, the City did not address Stillwell's allegations 
14 that Onni stole over one million dollars in COVID-19 rental assistance payments 
15 from its Los Angeles residents, including Stillwell, by overcharging residents 
. and siphoning on average $5k-10k from at least 200 residents. At the time of 
18 filing this Motion, Onni continues to overcharge Stillwell for storage, utilities, 
19 and other fees. Onni has not credited Stillwell’s account for the overcharges and 
i still has not applied all of Stillwell's COVID-19 rental assistance toward her 
: ledger.^ 
23 
24 
25 


26 ||4 Stillwell also reported COVID-19 rental assistance theft and housing discrimination to 
OIG, HUD. Upon information and belief, under investigation. If appropriate can intervene 
27 || in this case pursuant to 42 U.S.C. §§ 3604 et seq.. 
28 PLAINTIFF’S NOTICE OF MOTION AND MOTION FOR LEAVE TO FILE 
SUPPLEMENTAL COMPLAINT 
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11. On February 2, 2023 filed a housing complaint with LAHD against the Onni 
Defendants for refusing to renew Stillwell's lease and refusal to provided lease 
renewal terms. Stillwell's lease renewal was due in December 2022 at least 60 
days prior to the end of Stillwell's lease, which ended on January 31, 2023. 
Stillwell has requested leasing terms from Onni on a monthly basis since at least 
December 2022. Upon information and belief, at the time of filing this Motion, 
the City has not investigated Stillwell's Complaint.? 

12. On February 27, 2023, the City filed a motion to dismiss Stillwell's Verified 
Complaint. In its Motion to Dismiss (ECF No. 25) the City argues Stillwell's 
allegations “fail to allege facts sufficient to state a claim,” and that Plaintiff 
“lacks standing due to failure to allege any actual concrete injury caused by the 
City.” 

13. On March 1, 2023, the Onni Defendants filed a motion to dismiss Stillwell’s 
Verified Complaint. In its Motion to Dismiss (ECF No. 27) Onni Defendants 
argue Stillwell’s federal claims fail to state a claim and should be dismissed. 
Further, Onni Defendants argue lack of subject matter jurisdiction if Stillwell’s 


federal claims are dismissed. 


` Effective March 27, 2023 the City’s tenant protection ordinances require landlords to pay 
relocation fees for rental increases over 10%.° Since Onni refused to provide Stillwell 
leasing terms, Stillwell will not be able to determine, or prove eligibility for relocation. 
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LOCAL RULE 7-3 COMPLIANCE 

This Motion is made following the conference of counsel pursuant to L.R. 7-3, 
which took place on the following dates: 

Stillwell met and conferred with counsel for the City on January 26, 2023 and on 
February 17, 2023. Stillwell met and conferred with counsel for the Onni Defendants on 
February 3, 2023 and on February 17, 2023. Stillwell contacted counsel for KTS and Evans 
more than three times and attempted in good faith to meet and confer. Counsel for KTS 
and Evans eventually responded to Stillwell's requests by declining to meet and confer 
with Stillwell stating in part: “Please be advised that per Local Rules 7-3 and 16-12, we 


are not required to meet and confer." 


Dated: March 28, 2023 


/s/ Brittany A. Stillwell  , 
Brittany Stillwell, Plaintiff 


Appearing in Pro Per 


6 Local Rule 16-12 lists categories of cases that are exempt from Final Pretrial Conferences 
under Fed. R. Civ. P. 16. Assuming arguendo, L.R. 16-12(c) appears to address exempt 
conferences with pro se litigants. L.R. 16-12(c) states, *any case in which the plaintiff is 
appearing pro se, is in custody, and is not an attorney.” Stillwell, who appears pro se and 
is not an attorney, misunderstood the word 'and' in L.R. 16-12(c) to be conjunctive. 
Accordingly, since Stillwell is not in custody, counsel for KTS and Evans were not exempt 
from L.R. 7-3 meet and confer requirement based on L.R. 16-12, assuming the word 'and' 
is conjunctive and not disjunctive. 
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Brittany A. Stillwell 
info@brittstillwell.com 

8 Century Avenue, IFC Tower 2, Floor 8 
Pudong District, Shanghai, China 200120 
Tel: 702-907-1908 

PLAINTIFF APPEARING IN PRO PER 


UNITED STATES DISTRICT COURT 


FOR THE CENTRAL DISTICT OF CALIFORNIA 


BRITTANY A. STILLWELL Case No. Case No. 2:22-cv-09426-JWH-JC 

Hon. John W. Holcomb 

Plaintiff, Referred to Hon. Jacqueline Chooljian 
v. 
CITY OF LOS ANGELES, a [PROPOSED] VERIFIED 
municipal entity, ONNI REAL SUPPLEMENTAL COMPLAINT agains 
ESTATE IX, LLC, a Delaware limited CITY OF LOS ANGELES, a municipal 
liability company; ONNI REAL entity; ONNI REAL ESTATE IX, LLC, a 
ESTATE HOLDINGS LTD a Delaware limited liability company; ONNI 
Canadian limited corporation; REAL ESTATE HOLDINGS LTD a 
KIMBALL, TIREY & ST. JOHN Canadian limited corporation; and DOES 1 
LLP, a Louisiana Debt Collection though 50 INCLUSIVE for: 
Agency, CHRIS JAMES EVANS, an 1. Negligence; 
individual; and DOES 1 though 50 2. Premise Liability; 
INCLUSIVE 3. Violations of Unruh Civil 
Rights Act, Ca. Civ. Code §§ 
Defendants. 51, 52 et seq.; 
4. Violations of Fair Housing Act 
(42 U.S.C. §§ 3604 et seq.); 

S. Violation of 42 U.S.C. 8 1982 

6. Violation of 42 U.S.C. § 1983 

7. Violation of 42 U.S.C. § 1985 

8. Violation of 42 U.S.C. § 1986 
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11. 


12. 


13. 


14. 


15. 


16. 


Violations of City of Los 
Angeles Temporary Protection 
of Tenants During COVID-19 
Pandemic (L.A.M.C. §§ 49.99 
et seq.); 


. Violations of Ca. Civ. Code § 


1942.5 (Retaliation) 

Violations of Tom Bane Civil 
Rights Act (Ca. Civ. Code §§ 
52.1, 52 et seq).; 

Violations of Tenant Anti- 
Harassment Ordinance 
(TAHO) (L.A.M.C 88 45.30 et 
seq.); 

Civil RICO (18 U.S.C. §§ 
1962(c), 1964(c)), Predicate Act: 
Honest Services Fraud (18 
U.S.C. 8 1346); 

Civil RICO (18 U.S.C. §§ 
1962(c), 1964(c)), Predicate Act: 
Wire Fraud (18 U.S.C. 8 1343); 
Intentional Infliction of 
Emotional Distress; and 
Negligent Infliction of 
Emotional Distress 


JURY TRIAL DEMANDED 


Plaintiff Brittany A. Stillwell submits this Verified Supplemental Complaint under 


penalty of perjury pursuant to Ca. Civ. Code $8 446 and 2015.5 that the facts and 


statements contained herein are true and correct. 


Under penalty of perjury, Plaintiff Brittany A. Stillwell alleges as follows: 


INTRODUCTION 
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l. Plaintiff Brittany Stillwell (“Stillwell”) files this verified 
Supplemental Complaint against her landlords, Onni Real Estate IX, LLC (“Onni”) 
and Onni Real Estate Holdings Ltd. (*Onni-BC"), and the City of Los Angeles 
(“City”). 
2. The original Complaint in this action (ECF No. 1), filed on December 
27, 2022, was brought under the Fair Housing Act (42 U.S.C. §§ 3604 et seq.; 42 
U.S.C. §§ 1982, 1983, 1985, 1986; 18 U.S.C. §§ 1962(c), 1964(c); 15 U.S.C. §§ 
1692 et seq.; and twelve claims arising under California state law. 
3. The amount in controversy, of Stillwell’s state claims, exceeds 
$75,000.00. 
4. The amount in controversy, of Stillwell ’s federal claims, exceeds 
$75,000.00. 
5. On or about January 18, 2023, the City emailed Stillwell a courtesy copy of 
two (2) letters, “COVID letter” and “TAHO letter” that were sent to Onni Real Estate IX, 
LLC and Onni Real Estate Holdings LTD (hereafter “Onni Defendants”). 
a. The COVID letter dated January 18, 2023 is addressed to the Onni 
Defendants at “1201 S. Hope Street, Los Angeles, CA 90015.” The 
COVID letter states in part: 
The Investigation and Enforcement Section of the Los Angeles Housing 
Department (LAHD) has reviewed the complaint received regarding: 
Illegal Eviction 


On March 14, 2020, the Mayor of Los Angeles issued a Public Order 
Under City of Los Angeles Emergency Authority, Subject: New City 
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Measures to Address COVID-19 (Ordinance No. 186606). In the Public 
Order, the Mayor ordered that no landlord shall evict a residential tenant 
in the City of Los Angeles during this local emergency period if the tenant 
is able to show an inability to pay rent due to circumstances related to the 
COVID-19 pandemic. 


In order to comply with the Mayor's Public Order, please provide the 
Tenant a written cancellation of the two Notices to Pay Rent or Quit dated 
November 9, 2021: one notice charges $4,752.00 for rent due in 
November, 2021 and the second notice charges $171.82 for utilities due 
in November, 2021. Please provide a copy of the written cancellation to 
LAHD.! 


. The TAHO letter dated January 18, 2023 states in relevant part: 


The Investigation and Enforcement Section of the Los Angeles Housing 
Department (LAHD), formerly known as the Housing and Community 
Investment Department of Los Angeles (HCIDLA), has received the 
following complaint allegation: 

Harassment 


Tenant Harassment is defined as a landlord's knowing and willful course 
of conduct directed at a specific tenant that seriously alarms or annoys 
the tenant, and that serves no legitimate purpose. 


Be advised, the Tenant received two Notices to Pay Rent or Quit dated 
November 9, 2021. The first Notice charges $4,752.00 for rent due in 
November, 2021, and the second Notice charges $171.82 for utilities due 
in November, 2021. These Notices do not comply with Ordinance No. 
186606 because the Tenant was impacted by COVID-19. 


The Tenant also submitted a copy of Superior Court FIRST AMENDED 
CROSS-COMPLAINT (Case No. 22STUD03096), in which the Tenant 
alleges that drug and gun cartels operate at the property, that Onni 
Properties did not cooperate with law enforcement when the Tenant 
became a victim of burglary, that Onni Properties interrupted the Tenant's 
access to view or receive utility and rent statements, and that Onnie 


1 On February 2, 2022 Stillwell informed LAHD and the City that Onni did not provide the 
written cancellations as required by the COVID letter. At the time of filing this Motion, the 
Onni Defendants have not provided Stillwell with the written cancellations. 
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Properties served the Tenant with unsubstantiated lease violations for 
conduct and incidents that never occurred. This matter also falls within 
the definition of harassment under Ordinance No. 187109. 

6. LAHD emailed the COVID and TAHO letters as one document. A true and 
correct copy of the combined COVID and TAHO letters dated January 18, 2023 are 
incorporated by reference and attached as EXHIBIT A. 

7. On or about January 18, 2023 through January 23, 2023, Stillwell’s landlord, 
the Onni Defendants, continued harassing behavior after Stillwell refused to meet with 
Onni Regional Manager James O’Neill to discuss an in-person settlement of the claims 
raised in Stillwell’s Verified Complaint (ECF No. 1). The harassing, threatening and 
intimidating conduct included an attempted break-in, the deactivation of the locking 
mechanism on Stillwell’s apartment door, which made Stillwell’s apartment accessible to 
any person without the use of a key fob, as her door no longer locked, and the presence of 
armed men standing outside Stillwell’s apartment to intimidate her. One of the men was 
identified as a LAPD officer. 

8. On or about January 19, 2023, private investigators confirmed the identities 
of at least four Los Angeles Police Department (“LAPD”) officers from several of 
Stillwell’s surveillance cameras. On or about March 24, 2023, the identities of the officers 
were further confirmed when LAPD released over 9,300 photos containing the names and 
badge numbers of current LAPD officers and employees, pursuant to the California Public 
Records Act. Each of the four LAPD officers Stillwell was able to identify currently work 


at LAPD’s Rampart Division, which is the same division that’s responsible for responding 
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to calls at Hope + Flower Apartments. Based on the private investigative findings, Stillwell 
was able to identify the following: 


a. Stillwell identified at least one LAPD officer who was present at Hope + 
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Flower Apartments on or about February 21, 2021 when a male attempted 
to throw another male offa balcony. In Stillwell’s video footage, the plain 
clothes officer is seen and heard giving a statement to the LAPD officers 


who arrived at the scene. 


. Stillwell identified at least one LAPD officer who was present at Hope + 


Flower Apartments, on or about July 4, 2021, when Stillwell complained 
to Hope + Flower concierge and security about fireworks reaching her 
balcony. Less than two hours after Stillwell’s complaints fireworks made 
contact with Stillwell’s apartment building, which caused Stillwell 


injuries. 


. Stillwell identified at least one LAPD officer who was present at Hope + 


Flower Apartments on or about October 17, 2021 when Stillwell observed 
human remains being removed from a trash chute. Upon information and 
belief, the human remains were believed to be those of Heidi Planck 
(“Planck”). At the time of filing this Motion, LAPD Homicide detectives 


are still investigating Planck’s murder. 


d. Stillwell identified at least one LAPD officer who was present at Hope + 


Flower Apartments on or about November 7, 2022 when two armed men 
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chased Stillwell down a stairwell. Stillwell identified this officer again 
outside her apartment on or about January 22, 2023. 

9. On or about January 20, 2023, form City Councilmember Jose Huizar 
(“Huizar”) admitted, via a plea deal, that as an elected member of the Los Angeles City 
Council, he led the CD-14 Enterprise. Huizar admitted that he and other City employees 
and officials enriched themselves and their associates, and unlawfully gave favorable 
treatment to developers who financed and facilitated bribes and other illicit benefits. In 
addition to pleading guilty to RICO conspiracy, Huizar's plea agreement, describes 
ongoing instances of honest services, wire and mail fraud traveling interstate in aid of 
racketeering, bribery, extortion, money laundering, obstruction of justice, witness 
tampering, making false statements, and attempted tax evasion. Stillwell's Verified 
Complaint (ECF No. 1) alleges damages that were caused by the CD-14 Enterprise. 

10. On January 22, 2022 Stillwell emailed the Onni Defendants, LAHD and the 
City about ongoing harassment. Stillwell's email stated the following, in relevant part: 

Dear Onni Management Team, 

A few days after refusing to meet with James O'Neill to discuss settlement of 

ongoing litigation (Stillwell v. City of Los Angeles, et al) someone attempted to 

break in my home. On Saturday, January 21, 2023, a man dressed as Onni 

Maintenance attempted to enter my home. After reviewing my surveillance today, I 

checked my door and my door no longer locks. The maintenance man deactivated 

the locking mechanism on my door. This means when I leave my apartment, anyone 
can walk into my home. As you all know, there are no cameras on 28th floor, thus 
making this a huge security risk. I've attached a video to illustrate the door 


malfunction. 


I believe this was retaliation and intimidation after I refused to have settlement 
discussions with James outside the presence of Onni's attorneys. There are sensitive 
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documents in home related to litigation. I've lived at H+F for nearly 3 years and the 
locking mechanism on ny door has NEVER had issues, A. 


cc: Los Angeles Housing Department 


11. On January 22, 2022 Stillwell informed the Onni Defendants and the City of 
the ongoing harassing, threatening, and intimidating conduct — Stillwell also included a 
thirty-one (31) second video detailing and demonstrating how the front door to Stillwell’s 
apartment had been compromised and no longer locked. The City took no actions and the 
Onni Defendants never responded to Stillwell’s email. 

12. Onor about January 23, 2023, Stillwell was forced to flee her home for safety 
reasons,” as she could not depend on LAPD to protect her, due to the LAPD Rampart 
Division’s involvement with the CD-14 Enterprise. As a result of the ongoing threats, 
harassment and intimidation described herein, Stillwell is no longer domiciled in California 
and is currently not residing in the United States of America’, thus making her a diverse 
party. 

13. On or about January 27, 2023, Stillwell filed a Claim for Damages against 


the City. Pursuant to California Tort Claims Act, Gov. Code §§ 810-996.6, a claim for 


2 Due to the imminent nature of harassment, threats, and intimidation against Stillwell, she 
was forced to flee with just a few suitcases, leaving behind all of belongings in Apartment 
#2814. 

3 Stillwell has maintained a foreign residence since 2017. Stillwell began residing in 
California in March 2020, when the borders to the Kingdom of Saudi Arabia closed due to 
the Coronavirus pandemic. Stillwell was forced to flee her apartment in California in 
January 2023. 
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damages was required before Stillwell could seek monetary damages against the City for 
damages. 

14. On January 31, 2023, Defendants Kimball, Tirey & St. John LLP (“KTS”) 
and Christopher James Evans ("Evans") filed an Answer (ECF No. 21) to Stillwell 
Complaint (ECF No. 1). 

15. | On or about February 16, 2023, the City emailed Stillwell a Case Closure 
letter informing Stillwell that the City concluded its investigation of the housing complaints 
she made more than six (6) months prior. 

16. The Case Closure letter stated in relevant part: 


The Investigation and Enforcement Section of the Los Angeles Housing and 
Community Investment Department (LAHD) has closed this case alleging 
violation(s) of the Rent Stabilization Ordinance (RSO) for the following reason(s): 


You received two 3-Day Notices to Pay Rent or Quit dated November 9, 2021: one 
notice charges $4,752.00 for rent due in November2021 and the second notice 
charges $171.82 for utilities due in November, 2021. A COVID Letter was mailed 
to your landlord to inform of a potential violation of the City Ordinance No. 186606. 
Specifically, you informed the Housing Investigator that your landlord did not 
include/attach the Declaration Financial Hardship Form with these 3-Day Notices 
in order for you to declare your inability to pay rent due to circumstances related to 
the COVID-19 Pandemic. At this juncture, you were informed that if your landlord 
pursues this matter further, you may use the LAHD COVID Letter as an affirmative 
defense in an unlawful detainer action. Additionally, you submitted documentation 
(Superior Court FIRST AMENDED CROSS-COMPLAINT, Case No. 
22STUD03096) to support your Harassment allegation. Thus, a Tenant Anti- 
Harassment Ordinance (TAHO) Informative Letter was mailed to your landlord to 
inform of the harassment protections, including your private right of action, under 
the TAHO No. 187109. If you wish to pursue the Harassment allegation further, 
please see the list of legal referrals previously provided for information regarding 
your housing matter, or contact the LA County Department of Consumer and 
Business Affairs 
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17. | L.A.M.C. §§ 49.99 et seq and L.A.M.C §§ 45.30 et seq both provide that the 
City can pursue criminal and or civil suits against landlords who violate these ordinances. 
Despite having the authority to act and prevent further harm against Stillwell, the City took 
no action against the Onni Defendants, aside from sending the COVID and TAHO letters. 

18. A true and correct copy of LAHD’s Case Closure letter dated February 16, 
2023 is incorporated by reference and attached as EXHIBIT B. 

19. At the time of filing this Supplemental Complaint, the City did not address 
Stillwell’s allegations that Onni stole over one million dollars in COVID-19 rental 
assistance payments from its Los Angeles residents, including Stillwell, by overcharging 
residents and siphoning on average $5k-10k from at least 200 residents. 

20. At the time of filing this Supplemental Complaint, Onni continues to 
overcharge Stillwell for storage, utilities, and other fees. Onni has not credited Stillwell’s 
account for the overcharges and still has not applied all of Stillwell’s COVID-19 rental 
assistance toward her ledger.* 

2]. On February 2, 2023 filed a housing complaint with LAHD against the Onni 
Defendants for refusing to renew Stillwell's lease and refusal to provided lease renewal 
terms. Stillwell's lease renewal was due in December 2022 at least 60 days prior to the end 


of Stillwell's lease, which ended on January 31, 2023. Stillwell has requested leasing terms 


4 Stillwell also reported COVID-19 rental assistance theft and housing discrimination to 
OIG, HUD. Upon information and belief, under investigation. If appropriate can intervene 
in this case pursuant to 42 U.S.C. $8 3604 et seq.. 
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from Onni on a monthly basis since at least December 2022. Upon information and belief, 
at the time of filing this Motion, the City has not investigated Stillwell's Complaint.’ 

22. On February 27, 2023, the City filed a motion to dismiss Stillwell’s Verified 
Complaint. In its Motion to Dismiss (ECF No. 25) the City argues Stillwell's allegations 
“fail to allege facts sufficient to state a claim,” and that Plaintiff “lacks standing due to 
failure to allege any actual concrete injury caused by the City." 

23. On March 1, 2023, the Onni Defendants filed a motion to dismiss Stillwell’ s 
Verified Complaint. In its Motion to Dismiss (ECF No. 27) Onni Defendants argue 
Stillwell’s federal claims fail to state a claim and should be dismissed. Further, Onni 
Defendants argue lack of subject matter jurisdiction if Stillwell's federal claims are 
dismissed. 

PARTIES 

24. Plaintiff Brittany A. Stillwell (“Stillwell”) is a natural person domiciled in 
Clark County, Nevada and currently residing outside of the United States of America. 

25. Whether individual, corporate, associate, or otherwise, defendants' true 
names and capacities DOES 1 through 50, (hereafter, “Doe Defendants”) are unknown to 


Plaintiff currently. Therefore, Plaintiff sues those defendants by such fictitious names 


` Effective March 27, 2023 the City’s tenant protection ordinances require landlords to pay 
relocation fees for rental increases over 1096? Since Onni refused to provide Stillwell 
leasing terms, Stillwell will not be able to determine, or prove eligibility for relocation. 
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pursuant to Ca. Code Civ. P. § 474 will amend this Complaint to show their true names 
and capacities when ascertained. 

26.  Onni-BC, Onni, and the Doe Defendants are each a person as defined by 18 
U.S.C. § 1961(3), that participated in the conduct of Onni Group Enterprise via a pattern 
of racketeering activity, as defined by 18 U.S.C. §1961(5). 

27. | Onni-BC, Onni, and the Doe Defendants are each a person as defined by 18 
U.S.C. § 1961(3), that participated in the conduct of the CD-14 Enterprise via a pattern of 
racketeering activity, as defined by 18 U.S.C. §1961(5). 

28.  Onni-BC, Onni, and the Doe Defendants each devised, intended to devise, 
and or participated in a scheme or artifice to defraud Stillwell and other tenants of Hope + 
Flower Apartments of money and or property by means of false or fraudulent pretenses, 
representations, or promises in violation of 18 U.S.C. §§ 1343, 1962 as discussed in detail 
below. 

29.  Onni, and the Doe Defendants participated in schemes to defraud Stillwell 
and other tenants at Hope + Flower Apartments of COVID-19 rental assistance payments, 
in exchange for kickbacks, and in violation of 18 U.S.C. §§ 1346, 1962 as discussed in 
detail below. 

30. Omni, and the Doe Defendants were each necessary and each committed at 
least two predicate acts in furtherance of Onni Group’s schemes, as discussed in detail 


below. 
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31. Plaintiff is informed, believes, and based thereon alleges, that at all times 
relevant, each Defendant was acting as an agent, joint venturer, and/or alter ego for each 
of the other Defendants, and each were co-conspirators with respect to the acts and the 
wrongful conduct alleged herein so that each is responsible for the acts of the other in 
connection with the conspiracy in such wrongful acts with the other Defendants. 

32. Plaintiff is informed, believes, and based thereon alleges, that each 
Defendant was acting partly within and partly without the scope and course of their 
employment, and was acting with the knowledge, permission, consent, and ratification of 
every other Defendant. 

33. Plaintiff is informed and believes, and therefore alleges, that each of the 
Defendants was an agent, managing general partner, managing member, owner, co-owner, 
partner, employee, and/or representative of each of the Defendants and was at all times 
material hereto, acting within the purpose and scope of such agency, employment, contract 
and/or representation, and that each of them is jointly and severally liable to plaintiff. 

34. Plaintiff is informed and believes, and therefore alleges, that each of the 
Defendants is liable to plaintiff under legal theories and doctrines including but not limited 
to (1) joint employer; (2) integrated enterprise; (3) agency; and/or (4) alter ego, based in 
part, on the facts set forth below. 

35. Plaintiff is informed and believes, and therefore alleges, that each of the 


named Defendants are part of an integrated enterprise and have acted or currently act as 
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the employer and/or joint employer of plaintiff making each of them liable for the 
violations alleged herein. 
JURISDICTION & VENUE 

36. This Court has jurisdiction over this action under 28 U.S.C. § 1331 (federal 
question jurisdiction). 

37. This Court has jurisdiction over this action under 28 U.S.C. § 1332 (federal 
diversity jurisdiction). 

38. This Court has jurisdiction over the state law claims in action under 28 U.S.C. 
§ 1367 (supplemental jurisdiction). 

39. Venue is properly vested in this Court under 28 U.S.C. § 1391(e), because 
the Defendants work and reside in this district and a substantial part of the events and 
omissions which gave rise to this action occurred in this district. Defendants LA City, Onni, 
and Onni-BC have sufficient minimum contacts with this venue, thus making this a proper 
venue under 28 U.S. Code § 1391(b)(2). 

ALLEGATIONS COMMON TO ALL CAUSES OF ACTION 
CD-14 Enterprise 

40. — Atall relevant times Jose Luis Huizar (“Huizar”), Raymond She Wah Chan 
(“Chan”), George Esparza (“Esparza”), George Chiang (“Chiang”), and other City elected 
official and employees, were members and associates of the CD-14 Enterprise, a criminal 
organization whose members and associates engaged in, among other things: bribery; mail 


and wire fraud, including through the deprivation of the honest services of City officials 
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and employees; extortion; interstate and foreign travel in aid of racketeering; money 
laundering; structuring; and obstruction of justice. 

4]. The CD-14 Enterprise operated within the Central District of California and 
elsewhere. The CD-14 Enterprise, including its leaders, members, and associates, 
constituted an “enterprise,” as defined by Title 18, United States Code, Section 1961(4), 
that is, a group of individuals associated in fact. 

42. The CD-14 Enterprise constituted an ongoing organization whose members 
functioned as a continuing unit for a common purpose of achieving the objectives of the 
enterprise. 

43. The CD-14 Enterprise engaged in, and its activities affected, interstate and 
foreign commerce. 

44. Members and associates of the CD-14 Enterprise agreed to conduct the 
affairs of the CD-14 Enterprise through the following means, among others: 

a. In order to enrich its members and associates, the CD-14 Enterprise 
operated or participated in a pay-to-play scheme, wherein it paid City 
officials, employees, and their proxies in exchange for official acts on behalf 
of the City. 

b. In exchange for such financial benefits from developers like Onni 
Group and their proxies, Huizar, Kevin De Leon (“De Leon"), and other City 
officials agreed to perform and performed the following types of official acts, 


among others: (1) presenting motions and resolutions in various City 
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committees to benefit projects; (2) voting on projects in various City 
committees, including the PLUM Committee, and City Council; (3) taking, 
or not taking, action in the PLUM Committee to expedite or delay the 
approval process and affect project costs; (4) exerting pressure on other City 
officials to influence the approval and/or permitting process of projects; (5) 
using their office to negotiate with and exert pressure on labor unions to 
resolve issues on projects; (6) leveraging voting and scheduling power to 
pressure developers with projects pending before the City to affect their 
business practices; (7) introducing or voting on City resolutions to enhance 
the professional reputation and marketability of businesspersons in LA City; 
(8) LAHD refusing to investigate housing discrimination and landlord 
harassment complaints against CD-14 Enterprise members, including 
Stillwell's complaints against Onni Group; (9) Los Angeles Department of 
Building and Safety (“LADBS”) refusing to investigate building permit 
violations and complaints against CD-14 Enterprise members, including 
Stillwell’s complaints against Onni Group; (10) LAPD refusing to 
investigate complaints against CD-14 Enterprise members, including 
Stillwell’s complaints against Onni Group; and (11) to hide the money, 
bribes, and other personal benefits that flowed to elected officials and their 
proxies, the Onni Group Enterprise engaged in money laundering and other 


concealment activities. 
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45. In order to maintain its power and control, members and associates of the 
CD-14 Enterprise used their positions and relationships to illicitly ensure it maintained a 
political power base filled with their allies and obtained significant official City positions, 
resources, and financial support. Specifically, through bribery, members and associates of 
the CD-14 Enterprise provided funds to elected officials and their proxies with projects in 
City District 14. 

46. In order to protect the CD-14 Enterprise and avoid detection by law 
enforcement, the City, the public, and others, members and associates of the CD-14 
Enterprise engaged in the following conduct: (1) lying to law enforcement and other City 
employees in an effort to impede the investigations into criminal conduct of the CD-14 
Enterprise; (2) attempting to corruptly influence the statements of others to law 
enforcement; and (3) using encrypted messaging applications, including those utilizing a 
self-destructing message system, to communicate about the affairs of the CD-14 Enterprise. 

47. In June 2020, former CD14 city councilmember Jose Huizar ("Huizar") was 
arrested on Federal RICO Charge that alleges Huizar operated a 'Pay-to-Play' scheme and 
agreed to accept at least $1.5 million in illicit benefits from real estate developers who 
funneled cash and other benefits to secure favorable treatment from Los Angeles city 
councilmembers. In January 2023, Huizar plead guilty to RICO conspiracy charges and 
under penalty of perjury admitted to the ongoing operation of the CD-14 Enterprise, which 


includes former and current City official and employees. According to Huizar's plea, the 
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CD-14 Enterprise used and uses extortion and harassment as a means to obtain its power 
and achieve its goals. 
CD-14 Enterprise and City Council 

48. City Councilmembers, directly or through intermediaries, discussed pending 
motions, votes, rezoning CD-14, and other subject matter jurisdiction of the City Council 
in secret and in violation of the Brown Act. Huizar, De Leon, and several former and 
current City council members had secret meetings with Onni Group to discuss the zoning 
and permits for Onni Group projects, including Hope + Flower Apartments, in violation of 
the Brown Act. 

49. . City Council members accepted bribes from Onni Group in exchange for the 
City's assurance that no civil, criminal, or enforcement actions would be taken against by 
the City's Attorney, or by of the City's agencies or departments, including LAPD, LAHD, 


and LADBS. 


CD-14 Enterprise and Rampart Division of Los Angeles Police Department 


50. | Upon information and belief, as early as December 2020, off-duty LAPD 
police officers from the Rampart Division worked at Hope + Flower Apartments as security 
for private parties hosted by the CD-14 Enterprise. 

5]. | Upon information and belief, at least one captain and at least 8 police officers 
from the Rampart Division of LAPD acted and continue to act as security and the 


enforcement arm of the CD-14 Enterprise. 
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52. Stillwell became aware of Rampart Division LAPD officers involvement in 
the CD-14 Enterprise sometime in January 2023 after Huizar’s plead guilty. Stillwell 
submitted her Claim for Damages to the City shortly thereafter, on January 27, 2023. 
CD-14 Enterprise and LAHD 

53. At the time of submitting this letter, Stillwell’s complaints to LAHD about 
Onni’s theft of Stillwell’s COVID-19 rental assistance have not been adequately addressed. 
Onni has not refunded or credited Stillwell’s account for stealing thousands of dollars of 
Stillwell’s COVID rental assistance. Onni has also not reimbursed Stillwell for 
overcharging her thousands of dollars for utilities and other fees. LAHD and the City’s 
attorneys have the authority to take action against Onni pursuant to several laws, including 
but not limited to TAHO. 

54. Atthis time of filing this Supplemental Complaint, the City has done nothing 
to prevent Onni from its continued possessions of money that was unlawfully taken from 
Stillwell. The City's disregard of Stillwell’s rights is on par with the City’s racially 
discriminatory sentiments as held by several of the City's Councilmembers. 

55. Sometime in October 2022, an audio recording of a secret Councilmember 
meeting that took place in October 2021, (“Secret Meeting"), was posted on Reddit.com. 
The Secret Meeting, which violates the Brown Act, was attended by former LCity Council 
President Nury Martinez (Martinez",) DeLeon, Cedillo, and former Los Angeles County 
Federation of Labor President, Ron Herrera (“Herrera”). The comments made during this 


meeting were extremely disturbing, exposing the racism and bigotry of the meeting's 
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attendees. For example, Martinez made remarks about Councilmember Mike Bonin, who 
is white, and Bonin’s young son, who is Black. At one point, Martinez called Bonin a “little 
bitch" and referred to his son as “Parece changuito,” or “like a monkey.” She also said 
Bonin's son had misbehaved on a parade float and needed a “beatdown.” 

56. At the time of filing this Supplemental Complaint, De Leon still sits on the 
City Council and represents CD-14. The City has taken no actions to protect Stillwell from 
racial discrimination from De Leon and Onni Group. 

57. The City ratified and De Leon’s racists remarks and continues to leave De 
Leon in a position to make housing related policies that affect African Americans like 
Stillwell. As a result, Stillwell, a CD-14 resident did not feel safe or comfortable speaking 
with the elected official assigned to represent her. Forcing Stillwell to contact De Leon to 
complain about Onni Group's housing discrimination is tantamount to subjecting Stillwell 
to more ridicule, humiliation, retaliation and harassment, as De Leon is also a member of 
the CD-14 Enterprise, thus Stillwell’s complaints and concerns to DeLeon would have been 


made in vain. 


CD-14 Enterprise and Onni Defendants 
58. On February 7, 2019 LA TIMES published an article titled “Downtown L.A. 


developer donated $50,000 before pivotal vote involving high-rise project, records show" 
The article states in relevant part: 
A real estate company seeking to raze a portion of the former Los Angeles Times 
headquarters and replace it with two high-rise towers gave $50,000 to a campaign 


committee with ties to Councilman Jose Huizar two months before a crucial vote on 
the property, according to recently filed contribution records. 
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Onni Contracting (California) Inc., part of the group of companies that bought the 
downtown property in 2016, made the donation to Families for a Better Los 
Angeles. The committee held at least two fundraisers featuring Huizar last year. 

State fundraising disclosures show the committee received the donation on Sept. 26, 
just as Onni was working to defeat a proposal to designate the 1973 office building, 
designed by renowned modernist architect William Pereira, as a historic landmark. 


Onni Contracting is one of several businesses that exist under the umbrella of 
Vancouver-based Onni Group, the project's developer. 


a. The LA Times article can be accessed and viewed online at the following 


website: https://www.latimes.com/local/lanow/la-me-developer-donations- 


onni-20190207-story.html 


59. On February 7, 2019 the Vancouver Sun published an article titled, *Onni 
Group's $50K donation linked to L.A. councilman investigated by FBI" The articled stated 
in relevant part: 

The developer's $50K donation is linked to an L.A. councillor who later 
voted in favour of Onni's plans to raze a downtown property. 

An L.A. Times report has detailed how Vancouver-headquartered developer 
Onni Group donated $50,000 to a committee linked to an Los Angeles 
councillor being investigated by the FBI, just weeks before the councillor 


voted in favour of Onni's plans to raze a downtown property. 


a. The Vancouver Sun article can be accessed and viewed online at the 


following website: https://vancouversun.com/news/local-news/onni-groups- 
SOk-donation-linked-to-l-a-councilman-investigated-by-fbi/wcm/9e504e84- 


971b-46e8-8780-a6890b889c17/amp/ 
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60. On June 21, 2020 the LA TIMES published an article titled, “She’s been by 
his side for years. Now an L.A. councilman’s wife figures in FBI probe” The article states 
I relevant part: 

Richelle Huizar is identified in filings only as “Relative A-1” — an unnamed 
relative of the councilman who worked for a law firm and as a high school 
fundraiser, who launched a campaign in September 2018 to succeed him. 


Those biographical details all match up with Richelle Huizar. 


a. The LA Times article can be accessed and viewed online at the following 


website: https://www.latimes.com/california/story/2020-06-2 l /richelle- 
huizar-la-city-hall-fbi-probe 
Times Mirror Square (“Project M^) 

61. Formerly known as Times Mirror Square, The Times' current Civic Center 
(“Project M”) headquarters is a mix of five interconnected structures that fill an entire city 
block, bounded by Broadway and Spring and 1st and 2nd streets. 

62. | Upon information and belief, Project M from the Huizar indictment and plea 
is the Onni Defendants' Time Mirror Square Project. 

63. | Upon information and belief, Onni Group donated $50,000 to Families for a 
Better Los Angeles, a campaign committee to support Huizar's wife's campaign to succeed 
him as Councilmember for CD14. 

City of Los Angeles aware of CD-14 Enterprise and Failed to Act 

64. | Upon information and belief, the City of Los Angeles (“City”), became 

aware of the CD-14 Enterprise sometime in 2018 after several FBI investigations and the 


ultimate arrests of several City employees, including former City Council Members, and 
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former City Deputy Mayor Raymond Chan, who is currently on trial. The City was aware 
that the FBI was investigating and indicting public City officials, and the City took no 
actions to prevent or mitigate the CD-14 Enterprise from causing harm to Stillwell. 

65. | According to Huizar's plea, and upon information and belief, the CD-14 
Enterprise is still operating and includes current City employees, including current City 
Council members. At the time of submitting this letter, Stillwell is still being harassed by 
CD-14Enterprise members and the City has not taken any actions to mitigate or stop CD- 
14 Enterprise members from causing Stillwell further harm. 

LAPD refused to investigate Stillwell's property claim 

66. On August 27, 2021 Stillwell became aware that her storage unit located at 
Hope + Flower Apartments, 1201 S. Hope Street, Los Angeles, California 90015 (“Hope 
+ Flower Apartments") had been burglarized. On August 27, 2021 Stillwell filed a police 
report with Los Angeles Police Department, (“LAPD”) and was told that a special 
investigator would be assigned to the case because the amount of stolen property exceeded 
$150,000.00. At the time of submitting this supplemental filing, LAPD has not contacted 
Stillwell, or finalized Stillwell’s police report. LAPD has not investigated Stillwell’s claim 
beyond the speaking with Onni Group employees on August 27, 2021 at the time of 
Stillwell's initial police report. 

67. The officers who took Stillwell’s police report on August 27, 2021 were from 


the Rampart Division of LAPD. Prior to the theft of Stillwell's property, Stillwell made 
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complaints about members of the CD-14 Enterprise, specifically Stillwell complained 
about drug use, drug distribution, safety and violence at Hope + Flower Apartments. 

68. On August 27, 2021 Onni Group employees told the LAPD officers that they 
were aware of storage burglaries in July 2021, however, Onni did not inform Stillwell that 
her storage unit had been affected, nor was Stillwell informed of any other storage 
burglaries during this time. In July 2021, Stillwell complained about members of the CD- 
14 Enterprise. Specifically, Stillwell was injured by fireworks that were shot into Hope + 
Flower on July 4, 2021. 

69. | More than two (2) hours prior to the fireworks making contact with the 
building, Stillwell informed the concierge and off-duty LAPD officers who were working 
as security. Although the fireworks were illegal, Stillwell's concerns were dismissed, and 
Stillwell was ultimately injured. 

70. The CD-14 Enterprise’s influence and control of the Rampart Division of 
LAPD led to LAPD's refusal to investigate the burglary of Stillwell's storage unit. While 
making her police report, Stillwell informed the LAPD officers that she suspected Onni 
Group was involved and the theft was likely retaliation due to Stillwell's complaints. 

71. | Upon information and belief, on duty and off-duty LAPD officers were 
present when Stillwell's storge unit was burglarized. Accordingly, LAPD did not 
investigate Stillwell's claims, as this would have required LADP to investigate several of 


its own police officers. 
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72. | Upon information and belief, the CD-14 Enterprise threated, and harassed 
fellow Rampart Division police officers and staff in relation to any investigation that 
involved members, associates, or affiliates of CD-14 Enterprise. 

February 2021 Balcony Incident 

73. In February 2021 a CD-14 Enterprise member attempted to throw a man off 
a balcony in a drug related deal that had taken place at Hope + Flower Apartments. Stillwell 
recorded the incident. Since off-duty LAPD officers were involved, no actions were taken, 
and Stillwell was threatened and harassed for filming the incident. 

74. Years prior Stillwell was pushed out of a 5" floor window and dangled until 
she was rescued. The February Balcony 2021 incident caused Stillwell to experience post- 
traumatic stress and it reminded her of a near death experience. Stillwell was also 
traumatized by the screaming for help. 

75. | Upon information and belief, LAPD refused to take any police reports related 
to this incident because off-duty Rampart Division LAPD officers and CD-14 Enterprise 
members were involved. 

August 2021 Storage Burglary 

76. | Upon information and belief, Stillwell’s storage was burglarized sometime 
in July 2021, however Stillwell did not become aware until August 27, 2021. Stillwell 
became aware of the storage theft on August 27, 2021, when Stillwell went to her storage 


to retrieve items and documents for her father's funeral. 
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71. | LAPD's lack of care, and overall handling of Stillwell's police report and the 
investigation of the burglary of Stillwell’s storage unit, caused Stillwell severe emotional 
distress, and pain and suffering. 

Death of Heidi Planck 

78. | Upon information and belief, on October 17, 2021 Heidi Planck (“Planck”) 
went to Hope + Flower Apartments to buy black market Adderall. Upon information and 
belief, black market Adderall was and is manufactured and distributed at Hope + Flower 
Apartments. 

79. | Upon information and belief LAPD Rampart Division police officers were 
present on October 17, 2021 in Penthouse 4002 as security for an illegal gambling event 
and party. 

80. Upon information and belief, Planck had a medical emergency after 
encountering a substance that was being distributed at the party. The LAPD officers did 
not administer CPR or call an ambulance. 

81. | Upon information and belief, Planck’s body was thrown down the trash chute 
in the Hope Tower of Hope * Flower Apartments and became stuck between floors 29 and 
28. 

82.  Stillwell observed a group retrieving Planck's body from the 28" floor trash 
chute. At least one of the person's from Stillwell's video was identified as a Rampart 


Division LAPD officer. 
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83. Stillwell informed Onni Group employees and LAPD of what she had 
witnessed. Upon information and belief, LAPD has not completed its investigation of 
Planck’s death because Rampart Division LAPD officers and CD-14 Enterprise members 
were involved. LAPD’s lack of care, and overall handling and involvement with Planck’s 
death and investigation Planck’s death caused Stillwell severe emotional distress, and pain 
and suffering, as Stillwell no longer felt safe calling LAPD to report crimes. Stillwell was 
also threatened, harassed, and humiliated by on duty and off-duty LAPD officers, which 
also caused Stillwell to experience severe emotional distress and anguish. 

LAHD failed to investigate claims or take action against Onni Group/ Onni Defendants 

84.  LAHD's failure to investigate Stillwell’s claims against Onni in a timely 
manner resulted in Onni Group’s continued harassment and discrimination of Stillwell, 
which led to Stillwell’s continued mental anguish and distress. LAHD’s lack of care, and 
overall handling of Stillwell’s complaints against her landlord caused Stillwell severe 


emotional distress, and pain and suffering. 


Emotional Distress Damages 
85.  Stillwell received medical treatment and was hospitalized multiple times, as 


a result of the emotional distress she sustained. The emotional distressed endured by 
Stillwell caused stress induced inflammation in Stillwell’s heart, which required emergent 
medical treatment and months of rehabilitative care. Stillwell suffered economic and 


noneconomic losses as a result of her hospitalizations and care. Medical records related to 
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Stillwell's claims are discoverable and can be produced in court via discovery. Stillwell 
seeks judgment against the City in an amount to be proven at trial for punitive, exemplary, 


economic, noneconomic, monetary, or compensatory damages. 


Housing Discrimination 

86. California's Unruh Civil Rights Act, Cal. Civ. Code § 51(b) provides: 

All persons within the jurisdiction of this state are free and equal, and no 
matter what their sex, race, color, religion, ancestry, national origin, 
disability, medical condition, genetic information, marital status, sexual 
orientation, citizenship, primary language, or immigration status are entitled 
to the full and equal accommodations, advantages, facilities, privileges, or 
services in all business establishments of every kind whatsoever. 

87. Cal. Civ. Code § 51(e)(6) of California's Unruh Civil Rights Act provides 
that "Sex, race, color, religion, ancestry, national origin, disability, medical condition, 
genetic information, marital status, sexual orientation, citizenship, primary language, or 
immigration status” includes a perception that the person has any particular characteristic 
or characteristics within the listed categories. 

88. Cal. Gov. Code § 12955(a) of California's Fair Employment and Housing 
Act (“FEHA’’) states: 

It shall be unlawful for the owner of any housing accommodation to discriminate 
against or harass any person because of the race, color, religion, sex, gender, gender 
identity, gender expression, sexual orientation, marital status, national origin, ancestry, 
familial status, source of income, disability, veteran or military status, or genetic 
information of that person. 
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89. Cal. Gov. Code 8 12955(m) of FEHA states: 
"race, color, religion, sex, gender, gender identity, gender expression, sexual 
orientation, marital status, national origin, ancestry, familial status, source of 
income, disability, veteran or military status, or genetic information," 
includes a perception that the person has any of those characteristics or that 
the person is associated with a person who has, or is perceived to have, any 
of those characteristics. 
90. The Fair Housing Act, 42 U.S.C. $8 3601 et seq. (“FHA”), prohibits 
discrimination because of race, color, religion, sex, familial status, and disability. 
9]. Stillwell is a 39-year-old is an unmarried, Black, African American woman 
with Native American ancestry. 
CAUSES OF ACTION 
1st Cause of Action — Negligence 
(Against Defendants Onni Real Estate IX, LLC & Onni Real Estate Holdings 
LTD) 

92. Stillwell refers to, and incorporate by reference, the allegations of paragraphs 1 
through 91 of this complaint, as though fully set forth herein. 

93. As owners, operators and managers of Hope + Flower Apartments (“Property”), 
Onni Real Estate IX, LLC, Onni Real Estate Holdings LTD (“Count I Defendants”) 
owed Stillwell the duty to exercise reasonable care in the ownership, management 
and control of the Property. 


94. These duties owed by the Count I Defendants to Stillwell to exercise reasonable 


care include, but are not limited to: the duty to refrain from interfering with 
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Stillwell’s full use of and quiet enjoyment of her rented premises; the duty to comply 
with all applicable federal, state and local laws governing Stillwell’s rights as tenant; 
the duty to maintain Stillwell's premises in a safe, healthy and habitable condition 
for the entire term of Stillwell's tenancy and the duty to not obstruct Stillwell’s full 
use and occupancy of her rented residences. 

95. The Count I Defendants, by the conduct alleged above, so negligently and carelessly 
maintained, operated, and managed the Property as to breach the duties that they 
owed to Stillwell. 

96. As a proximate result of the Count I Defendants’ actions as herein alleged, Stillwell 
suffered damages in an amount in an amount not yet ascertained, but which exceeds 
the jurisdictional minimum of this Court and will be proven at time of trial. 

2nd Cause of Action — Premise Liability 
(Against Defendants Onni Real Estate IX, LLC & Onni Real Estate Holdings 
LTD) 

97. Stillwell realleges and incorporates herein by reference each and every allegation 
contained in paragraphs 1 through 91, inclusive, as though set forth in full 

98.In California, the law of premise liability places a duty of care on property owners 
to maintain their property in a reasonably safe condition, and to warn guests and 
visitors of lurking dangers that may not already be open and obvious. 

99. Onni Real Estate IX, LLC, Onni Real Estate Holdings LTD (“Count II Defendants") 


owed Stillwell a duty of reasonable care to maintain and inspect its Property, repair 
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any potentially dangerous conditions, and to give adequate warning of any 
dangerous conditions. 
100. The Count II Defendants breached their duty of care to Stillwell, and the 


Count II Defendants' breach of duty is the proximate cause of Stillwell's injuries. 


3rd Cause of Action — Violation of Unruh Civil Rights Act, Ca. Civ. Code §§ 


51, 52 et seq 


(Against Defendant Onni Real Estate IX, LLC & Onni Real Estate Holdings 
LTD) 

101. Stillwell realleges and incorporates herein by reference each and every 
allegation contained in paragraphs 1 through 91, inclusive, as though set forth in 
full. 

102. Stillwell is an aggrieved person as defined by Ca. Civ. Code § 52(f) 

103. Stillwell is informed and believes that Onni and Onni-BC (*Count III 
Defendants") were aware of the outrageous and discriminatory conduct of their 
employees, vendors, guests, tenants and agents. Rather than taking steps to stop such 
conduct, Onni and Onni-BC ratified, condoned, aided, abetted, and covered for 
wrongdoers by allowing its employees, vendors, guests, tenants and agent to remain 
in the same positions, engaging in the same wrongful conduct against Stillwell. 

104. The Count III Defendants' acts and omissions interfered with the Plaintiff's 
Civil Rights to seek, obtain, and hold housing without discrimination based upon 


her race, ethnicity, ancestry, marital status, and source of income, as each of these 
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characteristics is a protected class under the Unruh Civil Rights Act and other bases 
provided by Section 51 of the California Civil Code. 

105. The Count III Defendants' acts and omissions interfered with the Plaintiffs 
statutory rights to be free from discrimination in pricing, housing, and other aspects 
of her life and to be free from discrimination based upon her protected class, 
retaliation, and unfair business practices as guaranteed by the United States 
Constitution; the California Constitution; the federal Civil Rights Act and Fair 
Housing Act/Fair Housing Act of 1968/Fair Housing Act Amendments of 1988;42 
U.S.C. 88 1985(3)& 3601 et seq.; the California Unruh Act, Fair Employment & 
Housing Act, and Civil Rights Amendments of 1999; Business & Professions Code 
$8 17000 &17200 et seq.; Civil Code 88 51(b),51.5(a),51.6,51.9; and other state and 
federal laws and regulations. 

106. Section 52.1 of the California Civil Code sets forth the Plaintiff's rights, 
procedures, and remedies for bringing a civil action when the exercise or enjoyment 
of rights secured by the Constitution or laws of the United States, of rights secured 
by the Constitution or laws of this state have been interfered with or attempted to be 
interfered with. 

107. The Count III Defendants' violations of the Plaintiff's' civil rights became so 
severe, persistent, and offensive that Plaintiff and other tenants found it necessary 


to vacate the premises. 
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108. As a direct and proximate result of the Count III Defendants' actions, 
Plaintiff has suffered nominal and actual damages in an amount exceeding the 
minimum jurisdiction of this Court. 

109. As a further direct and proximate result of the Count III Defendants' actions, 
Plaintiff suffered grief, anxiety, worry, mortification, shock, humiliation, and 
indignity; and had other mental and emotional distress and suffering. The 
Defendants' despicable conduct was carried on with a wanton, willful, and 
conscious disregard for the Plaintiff's' rights. 

110. In addition to compensatory and punitive damages, Stillwell is entitled, 
pursuant to § 52.1(d, f& h) ofthe California Civil Code, to the issuance of temporary 
and permanent injunctions and temporary restraining orders appropriate to prevent 
the Count III Defendants from continuing to engage in their unlawful practices. 

111. Stillwell is entitled, under § 52. 1((1) of the California Civil Code in addition 
to any damages, injunction, or other equitable relief awarded in an action brought 
pursuant 6 to subdivision (b), the court may award the petitioner or plaintiff 
reasonable attorney's fees. 

112. Stillwell's race, ethnicity, ancestry, marital status, and source of income are 
each a protected class under the Unruh Civil Rights Act, and the basis upon which 
the Count III Defendants' discriminatory conduct, described herein, was based 


upon. 
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113. The Count III Defendants willfully and knowingly discriminated against 
Stillwell on account of her marital status, race, ethnicity, ancestry and/or source of 
income, in violation of the Unruh Civil Rights Act, Civil Code §§ 51 et seq, by 
taking the following adverse actions described in detail herein. 

114. Pursuant to Ca. Civ. Code § 52(a), the Count III Defendants are liable to 
Stillwell for each and every act of discrimination alleged herein. 

115. As a result of the Count III Defendants’ discrimination described herein, 
Stillwell's emotional well-being has substantially suffered and will continue to 
suffer; Stillwell has experienced and continues to experience severe emotional 
distress, in an amount to be proven at trial. Stillwell alleges that she has and will 
continue to suffer substantial losses in earnings, other employment opportunities, 
employment benefits and other damages, the precise amounts to be proven at trial. 

116. The Count III Defendants' conduct as described herein was extreme, 
malicious, and oppressive and done with a conscious disregard of Stillwell's rights, 
safety, or well-being. The Count III Defendants' acts were designed to humiliate 
and oppress Stillwell; and they had that effect. The Count III Defendants condoned, 
ratified, and encouraged the conduct of its employees, contractors, and agents. Thus, 
Stillwell is entitled to exemplary and punitive damages against the Count III 


Defendants’ pursuant to Cal. Civil Code. $3294, if applicable. 


4th Cause of Action — Violations of Fair Housing Act (42 U.S.C. 88 3604 et 


seq) 
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(Against Defendant Onni Real Estate IX, LLC, Onni Real Estate Holdings 
LTD, and City of Los Angeles) 
117. Stillwell realleges and incorporates herein by reference each and every 


allegation contained in paragraphs 1 through 91, inclusive, as though set forth in 


full. 
118. Stillwell is an aggrieved person as defined by 42 U.S.C. § 3613(a). 
119. Hope + Flower Apartments at 1201 South Hope Street, Los Angeles, 


California 90015 are dwelling within the meaning of the Fair Housing Act, 42 
U.S.C. § 3603(b). 

120. Defendants Onni Real Estate IX, LLC, Onni Real Estate Holdings LTD, and 
City of Los Angeles (“Count IV Defendants”), through actions including those 
described above, have engaged in a pattern and practice of housing discrimination 
on the basis of race or color as described herein. 

121. The conduct of the Count IV Defendants had a discriminatory effect and 
created a hostile environment. 

122. Each of The conduct of the Count IV Defendants had the authority to make 
housing unavailable to Stillwell. 

123. City violated the FHA because it failed to take steps to ensure compliance 


and enforcement of of its housing discrimination laws. 
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124. Upon information and belief, in 2020 and 2021 the City enacted several 
tenant protection ordinances to appease constituents. However, the city did not 
budget or staff LAHD to enforced the tenant protections which it enacted. 

125. Upon information and belief, the City had no intentions of enforcing tenant 
protection ordinances against CD-14 Enterprise actors. 

126. The City’s conduct amounts to deliberate indifference to Stillwell’ s 
constitutional rights. The City’s practice and policy to ratify the discriminatory and 
unlawful conduct of CD-14 Enterprise actors is the moving force behind Stillwell’ s 
alleged constitutional violations. 

127. Each of The conduct of the Count IV made housing unavailable to Stillwell. 

128. The Count IV Defendants' conduct described herein was intentional, willful, 
and taken in disregard for the rights of others, including Stillwell. 


129. Each of the Count IV Defendants have thereby violated 42 U.S.C. $88 3604 


et seq. 
5th Cause of Action — Violation of 42 U.S.C. § 1982 
(Against Defendants City of Los Angeles) 
130. Stillwell realleges and incorporates herein by reference each and every 


allegation contained in paragraphs 1 through 91, and 118 through 129, inclusive, as 


though set forth in full. 
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131. 42 U.S.C. § 1982 ensures that all “citizens shall have the same right...is 
enjoyed by white citizens...to inherit, purchase, lease, sell, hold, and convey real 
and personal property." 

132. The City's pattern and practice of housing discrimination denied Stillwell, 
an African-American, the same rights enjoyed by Whites to lease apartments at 
Hope + Flower Apartments. 

133. The City tolerated and /or facilitated Onni’ Group’s pattern of racist conduct, 
despite Stillwell’s repeated specific request to investigate Onni on behalf of Stillwell 
and other tenants at Hope + Flower. 

134. The City’s actions and tolerance and/ or facilitation of said acts were 
sufficiently pervasive and severe so as to create a hostile environment based on race 
in violation of Stillwell’s rights to lease, use and convey real property on an equal 
basis regardless of race under 42 U.S.C. § 1982. 

135. The City’s tolerance and/or facilitation of Onni’s discriminatory conduct 
described herein, demonstrates a willful and gross disregard for the civil rights of 
Ms. Stillwell. The City of Los Angeles has thereby violated 42 U.S.C. § 1982. 

6th Cause of Action — Violation of 42 U.S.C. § 1983 
(Against Defendants City of Los Angeles) 

136. Stillwell realleges and incorporates herein by reference each and every 

allegation contained in paragraphs 1 through 91, 118 through 129, and 131 through 


135, inclusive, as though set forth in full. 
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137. Stillwell's constitutional rights were deprived, and that the deprivation was 
caused by persons acting under color of law. Specifically, Stillwell's constitutional 
rights were, and continue to be violated by former and current Los Angeles City 


Councilmembers, City employees, and agents of the City. 


7th Cause of Action — Violation of 42 U.S.C. § 1985 
(Against Defendants City of Los Angeles) 

138. Stillwell realleges and incorporates herein by reference each and every 
allegation contained in paragraphs 1 through 91, 118 through 129, 131 through 135, 
and 137, inclusive, as though set forth in full. 

139. The City, including several former and current City Councilmembers, agents, 
and employees “conspire or go in disguise on the highway or on the premises of 
another, for the purpose of depriving, either directly or indirectly" any person or 
class of persons of the equal protection of the laws, or of equal privileges and 
immunities under the laws” in violation of 42 U.S.C. § 1985. 

140. Specifically, the City conspired to underfund the Los Angeles Housing 
Department, which led to Stillwell's housing discrimination complaints being 
uninvestigated for more than 6 months, effectively subjecting Stillwell to unlawful 


housing discrimination. 


8th Cause of Action — Violation of 42 U.S.C. 8 1986 
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(Against Defendants City of Los Angeles) 

141. Stillwell realleges and incorporates herein by reference each and every 
allegation contained in paragraphs 1 through 91, 118 through 129, 131 through 135, 
137, and 139 through 140, inclusive, as though set forth in full. 

142. The City had knowledge of the wrongs conspired to be done, and mentioned 
in 42 U.S.C. § 1985, or wrongs about to be committed, and having power to prevent 
or aid in preventing the commission of the same, neglects or refuses so to do. 
Specifically, the City was and is aware that several former and current City Council 
members, including Jose Huizar and Kevin DeLeon, participated in pay-for-play 
schemes with the CD-14 Enterprise, which allowed and emboldened Onni Group’s 
harassment and discrimination against Stillwell, in violation of local, state and 
federal laws. 

143. The City has the authority to bring civil, criminal and enforcement actions 
against Onni Group’s, as taking these actions would have prevented Onni Group’s 
continued harassment and discrimination of Stillwell. However, the City took no 
action. 

144. The City’s neglect and refusal to stop Onni Group’s unlawful and 
discriminatory conduct lead and leads to the continued deprivation of Stillwell’ s 


constitutional rights 


[PROPOSED] VERIFIED SUPPLEMENTAL COMPLAINT OF BRITTANY A. STILLWELL 
- 38 - 


— 


0 00 NIN QN Wn A Q N 


se 2:22-cv-09426-JWH-JC Document 31 Filed 03/28/23 Page 51 of 79 Page ID #:642 


9th Cause of Action - Violations of City of Los Angeles Temporary 
Protection of Tenants During COVID-19 Pandemic (L.A.M.C. §§ 49.99 et 
seq.) 
(Against Defendants Onni Real Estate IX, LLC & Onni Real Estate Holdings 
LTD) 


145. Stillwell realleges and incorporates herein by reference each and every 


allegation contained in paragraphs 1 through 91, inclusive, as though set forth in 


full. 


146. Pursuant to L.A.M.C. § 49.99.7, an aggrieved residential tenant may institute 


a civil proceeding for injunctive relief, direct money damages, and any other relief 


the Court deems appropriate, including, at the discretion of the Court, an award of 


a civil penalty up to $10,000 per violation depending on the severity of the violation. 


147. Stillwell is an aggrieved residential tenant as defined by L.A.M.C. § 49.99.7. 


148. Stillwell provided written notice to Onni and Onni-BC of the alleged 


violations. Onni and Onni-BC were provided more than 15 days from the receipt of 


Stillwell’s notice to cure the alleged violations. Onni and Onni-BC did not cure the 


alleged violations. 


149. Onni and Onni-BC knowingly and willingly violated L.A.M.C. §§ 49.99 et 


seq. at least fifteen (15) times, as described in detail herein. 


150. Stillwell was injured financially and emotionally as a result of Onni and 


Onni-BC’s conduct. 


[PROPOSED] VERIFIED SUPPLEMENTAL COMPLAINT OF BRITTANY A. STILLWELL 
-39- 


— 


0 00 U QN Wn A Q N 


se 2:22-cv-09426-JWH-JC Document 31 Filed 03/28/23 Page 52 of 79 Page ID #:643 


151. Due to the severity of Onni and Onni-BC’s conduct, a civil penalty of 
$10,000 per violation is appropriate here. 


10‘ Cause of Action — Violations of Ca. Civ. Code §1942.5 (Retaliation), 


(Against Defendants Onni Real Estate IX, LLC, Onni Real Estate Holdings 
LTD) 

152. Stillwell realleges and incorporates herein by reference each and every 
allegation contained in paragraphs 1 through 91, inclusive, as though set forth in 
full. 

153. Pursuant to Ca. Civ. Code § 1942.5(d) “it is unlawful for a lessor to 
increase rent, decrease services, cause a lessee to quit involuntarily, bring an 
action to recover possession, or threaten to do any of those acts, for the purpose of 
retaliating against the lessee because the lessee has lawfully organized or 
participated in a lessees' association or an organization advocating lessees' rights 
or has lawfully and peaceably exercised any rights under the law.” 

154. As described herein, Onni and Onni-BC retaliated against Stillwell after she 


lawfully and peaceably exercised any rights under the law. 


11 Cause of Action —Violations of the Tom Bane Civil Right Act (Ca. Civ. 


Code §§ 52.1, 52 et seq. 


(Against All Defendants) 
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155. Stillwell realleges and incorporates herein by reference each and every 


allegation contained in paragraphs 1 through 91, 118 through 129, 131 through 135, 


137, and 139 through 140, inclusive, as though set forth in full. 


156. The Tom Bane Civil Rights Act provides a private right of action for 


damages against any person who “interferes,” or “attempts to interfere by threat, 
intimidation, or coercion," with the exercise or enjoyment of a constitutional or 
other right under California or federal law. (Ca. Civ. Code, § 52.1, subd. (b)-(c).) 
Public entities are vicariously liable for Bane Act violations. (See Ca. Gov. Code, § 
815.2.) The California Supreme Court long ago explained that the Bane Act simply 
requires *an attempted or completed act of interference with a legal right, 
accompanied by a form of coercion." (Jones v. Kmart Corp. (1998) 17 Cal.4th 329, 
334.) Many if not all violations of fundamental rights could be so framed. (Venegas 


v. County of Los Angeles (2004) 32 Cal.4th 820, 850 (Baxter, J., concurring).) 


157. Employees and elected officials of the City used threat, intimidation, or 


coercion, or attempted to interfere by threat, intimidation, or coercion with 
Stillwell’s exercise or enjoyment of rights secured by the Constitution or laws of the 
United States, or of the rights secured by the Constitution or laws of California, in 
violation of Ca. Civ. Code 8 52.1. Huizar's January 2023 plea also speaks to City 
officials and employees who were members of the CD-14 Enterprise. These 
members used of threat, intimidation and extortion at the bequest of the CD-14 


Enterprise. 
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158. Onni, Onni-BC, and the City of Los Angeles used threat, intimidation, or 
coercion, or attempted to interfere by threat, intimidation, or coercion with 
Stillwell’s exercise or enjoyment of rights secured by the Constitution or laws of the 
United States, or of the rights secured by the Constitution or laws of California, in 
violation of Ca. Civ. Code $ 52.1 


12 Cause of Action —Violations of Tenant Anti-Harassment Ordinance 


(TAHO) (L.A.M.C 88 45.30 et seq.) 


(Against Onni Real Estate IX, LLC and Onni Real Estate Holdings LTD) 
159. Stillwell realleges and incorporates herein by reference each and every 
allegation contained in paragraphs 1 through 91, inclusive, as though set forth in 
full. 
160. Pursuant to L.A.M.C. § 45.35, 


An aggrieved tenant under this article, or any person, organization, or entity 
who will fairly and adequately represent the interests of an aggrieved 
tenant(s) under this article, may institute civil proceedings as provided by 
law, against any landlord violating any of the provisions of this article and 
any person who aids, facilitates, and/or incites another to violate the 
provisions of this article, regardless of whether the rental unit remains 
occupied or has been vacated due to harassment. 


A tenant prevailing in court under this article may be awarded compensatory 
damages, rent refunds for reduction in housing services, reasonable 
attorney's fees and costs, imposition of civil penalties up to $10,000 per 
violation depending upon the severity of the violation, tenant relocation, and 
other appropriate relief, as adjudged by the court. 


161. Stillwell is an aggrieved tenant as defined by L.A.M.C. 8 45.35. 
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162. Onni and Onni-BC knowingly and willingly violated L.A.M.C. §§ 45.35 et 
seq. as described in detail herein. 

163. Stillwell was injured financially and emotionally as a result of Onni and 
Onni-BC’s conduct. 

164. Due to the severity of Onni, and Onni-BC’s conduct, a civil penalty of 
$10,000 per violation is appropriate here. 

13 Cause of Action — Civil RICO (18 U.S.C. §§ 1962(c), 1964(c) 
Predicate Act: Honest Services Fraud, 18 U.S.C. § 1346 
(Against Onni Real Estate IX, LLC and Onni Real Estate Holdings LTD) 

165. Stillwell realleges and incorporates herein by reference each and every 
allegation contained in paragraphs 1 through 91, inclusive, as though set forth in 
full. 

166. At all relevant times, Onni, Onni-BC, (“Count XIII Defendants”) were 
“person[s]” pursuant to 18 U.S.C. $8 1961(3) and 1962(d). 

167. At all relevant times, the Onni Group Enterprise (“OGE”) constitutes an 
“Enterprise” within the meaning of 18 U.S.C. §§ 1961(4) and 1962(c). 

168. At all relevant times, OGE was engaged in, and/or its activities affected, 
interstate commerce and/or foreign commerce within the meaning of 18 U.S.C. § 


1962(c). 
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169. At all times relevant hereto, the Count XIII Defendants each held a position 
in or were otherwise affiliated with OGE as well as participated in the operation, 
management, and directed the affairs of OGE. 

170. OGE, as alleged herein, was not limited to the Count XIII Defendants' 
predicate acts and has activities extending beyond the Count XIII Defendants’ 
racketeering activity. OGE and its members exists separate and apart from the 
pattern of racketeering activity. The Count XIII Defendants have had and do have 
legitimate business plans outside the pattern of racketeering activity related to OGE. 

171. The Count XIII Defendants have unlawfully, knowingly and willfully 
combined, conspired, confederated and agreed together and with others to 
violate 18 U.S.C. § 1346 as described above, in violation of 18 U.S.C. § 1962(c). 

172. OGE’s racketeering activity commenced at least as early as January 2013 
and remains ongoing. 

173. The purpose of OGE’s schemes against Stillwell was to defraud Stillwell of 
money, property, and benefits of monetary value by using wire and mail frauds, 
devising multiple schemes to deceive, trick and defraud Stillwell. 

174. Each Count XIII Defendants committed at least two predicate acts in 
furtherance of the conspiracies and schemes against Stillwell. These predicate acts 
in furtherance of the conspiracies and schemes against Stillwell. 

175. The Count XIII Defendants knew that they were engaged in a conspiracy 


to commit the predicate acts, and they knew that the predicate acts were part 
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of such racketeering activity, and the participation and agreement of each of 
the Count XIII Defendants was necessary to allow the commission of this 
pattern of racketeering violation of 18 U.S.C. § 1346, in violation of 18 U.S.C. 
$ 1962(c). 

176. Each Count XIII Defendants knew about and agreed to facilitate the 
scheme to defraud Stillwell of her money, property, and other business property 
and business interests, including state and federal benefits of monetary value by 
fraudulently depriving Stillwell of honest services of her elected officials. 

177. It was part of the conspiracy that Count XIII Defendants would commit 
a pattern of racketeering activity in the conduct of the affairs of OGE, 
including the acts of racketeering set forth herein. 

178. As a direct and proximate result of the Count XIII Defendants’ conduct, 
the acts of racketeering activity of OGE, the predicate acts completed in 
furtherance of the schemes and artifices, and violations of 18 U.S.C. § 1962(c), 
Stillwell has been injured in her money and business property in an amount to 
be determined at trial. 

179. Pursuant to 18 U.S.C. § 1964(c), Stillwell is entitled to recover treble 
damages plus costs and attorneys’ fees from Defendants as well as any other 
relief authorized by statute. 


14 Cause of Action — Civil RICO (18 U.S.C. §§ 1962(c), 1964(c) 


Predicate Act: Wire Fraud, 18 U.S.C. § 1343 
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(Against Onni Real Estate IX, LLC and Onni Real Estate Holdings LTD) 


180. Stillwell realleges and incorporates herein by reference each and every 
allegation contained in paragraphs 1 through 91, inclusive, as though set forth in 


full. 


181. At all relevant times, Onni and Onni-BC (*Count XIV Defendants") have 
unlawfully, knowingly and willfully combined, conspired, confederated and agreed 
together and with others to violate 18 U.S.C. § 1343 as described above, in 
violation of 18 U.S.C. § 1962(c). 

182. Each Count XIV Defendants committed at least two predicate acts in 
furtherance of the conspiracies and schemes against Stillwell. These predicate acts 
in furtherance of the conspiracies and schemes against Stillwell. 

183. The Count XIV Defendants knew that they were engaged in a conspiracy 
to commit the predicate acts, and they knew that the predicate acts were part 
of such racketeering activity, and the participation and agreement of each of 
the Count XIV Defendants was necessary to allow the commission of this 
pattern of racketeering violation of 18 U.S.C. § 1343, in violation of 18 U.S.C. 
$ 1962(c). 

184. Each Count XIV Defendant knew about and agreed to facilitate the 
scheme to defraud Stillwell of her money, property, and other business property 


and business interests, including state and federal benefits of monetary value. 


[PROPOSED] VERIFIED SUPPLEMENTAL COMPLAINT OF BRITTANY A. STILLWELL 


-46- 


— 


0 00 N QN Wn A Q N 


se 2:22-cv-09426-JWH-JC Document 31 Filed 03/28/23 Page 59 of 79 Page ID #:650 


185. It was part ofthe conspiracy that Count XIV Defendants would commit a 
pattern of racketeering activity in the conduct of the affairs of OGE, including 
the acts of racketeering set forth herein. 

186. As a direct and proximate result of the Count XIV Defendants' conduct, 
the acts of racketeering activity of OGE, the predicate acts completed in 
furtherance of the schemes and artifices, and violations of 18 U.S.C. § 1962(c), 
Stillwell has been injured in her money and business property, in an amount 
to be determined at trial. 

187. Pursuant to 18 U.S.C. § 1964(c), Stillwell is entitled to recover treble 
damages plus costs and attorneys’ fees from Defendants as well as any other 
relief authorized by statute. 

15" Cause of Action — Intentional Infliction of Emotional Distress 
(Against Defendants Onni Real Estate IX, LLC, Onni Real Estate Holdings 
LTD, City of Los Angeles) 

188. Stillwell realleges and incorporates herein by reference each and every 
allegation contained in paragraphs 1 through 91, 118 through 129, 131 through 135, 
137, 139 through 140, 142 through 144, 146 through 151, 153 through 154, 156 
through 158, 160 through 164, 166 through 179, and 181 through 187 inclusive, as 


though set forth in full. 
189. The unlawful conduct of Onni, Onni-BC, and City (“Count XV Defendants") 
described herein was undertaken by the Count XV Defendants deliberately and with 
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malice and with the intent to oppress Plaintiff, and were intended to, and did cause, 
Stillwell to suffer damages, including but not limited to, humiliation, severe 
emotional distress and mental anguish. 

190. The Count XV Defendants did the actions previously alleged with malice in 
that they intended to cause injury to Stillwell by despicable conduct which was 
carried on by the Count XV Defendants with a willful and conscious disregard of 
the rights or safety of Stillwell. The oppression in that the Count XV Defendants 
engaged was despicable conduct that subjected Stillwell to cruel and unjust hardship 
in conscious disregard of her rights, with the intent to oppress Plaintiff and cause 
here to suffer injury. Thus, Stillwell is entitled to exemplary and punitive damages 


in an amount according to proof at time of trial. 


16‘ Cause of Action — Negligent Infliction of Emotional Distress 


(Against Defendants Onni Real Estate IX, LLC, Onni Real Estate Holdings 


LTD, and City of Los Angeles) 


191. Stillwell realleges and incorporates herein by reference each and every 
allegation contained in paragraphs 1 through 91, 118 through 129, 131 through 135, 
137, 139 through 140, 142 through 144, 146 through 151, 153 through 154, 156 
through 158, 160 through 164, 166 through 179, and 181 through 187, inclusive, as 
though set forth in full. 

192. Onni, Onni-BC, and City (“Count XVI Defendants”) owed Stillwell a duty 


of care and each of the Count XVI Defendants breached that duty of care. 
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193. Stillwell suffered and continues to suffer damages as a proximate result of 
each of the Count XVI Defendants' breach of care, as described herein. 

194. But for, and as a direct and proximate result of each of the Count XVI 
Defendants’ conduct as alleged herein, Stillwell’s emotional well-being has 
substantially suffered and will continue to suffer; Stillwell has experienced and 
continues to experience severe emotional distress, in an amount to be proven at trial. 
Stillwell alleges that she has and will continue to suffer substantial losses in 
earnings, other employment opportunities, employment benefits and other damages, 
the precise amounts to be proven at trial. 

195. The Count XVI Defendants actions were fraudulent, malicious, and 
oppressive. Plaintiff is thus entitled to and herein seeks punitive and exemplary 
damages from the Count XVI Defendants, in an amount according to proof at trial, 
to punish Defendants and deter Defendants and others from engaging in similar 


future conduct. 


REQUEST FOR JURY TRIAL 


Stillwell requests a trial on all causes of action for which she has the right to jury. 
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PRAYER FOR RELIEF 
WHEREFORE, Stillwell's pray for judgment as follows: 


1. As to the First Cause of Action - Negligence, Stillwell prays for judgment against 


0 00 NN A Wn A Q N 


Onni and Onni-BC, and an amount to be proven at trial for economic, noneconomic, 


monetary, or compensatory damages; 


. As to the Second Cause of Action - Premise Liability, Stillwell prays for judgment 


against Onni and Onni-BC, and an amount to be proven at trial for economic, 


noneconomic, monetary, or compensatory damages 


. As to the Third Cause of Action - Violation of Unruh Civil Rights Act Civil Code 


$8 51 et seq., Stillwell prays for judgment against Onni and Onni-BC, and 
compensatory and emotional damages according to proof, and all monetary 


damages awarded be trebled pursuant to Civil Code § 52; 


. As to the Fourth Cause of Action — Violations of Fair Housing Act (42 U.S.C. $8 


3604 et seg.), Stillwell prays for judgment against Onni, Onni-BC, and City, an 
amount to be proven at trial for monetary, or compensatory damages, and for 
punitive damages under 42 U.S.C. § 3613(c)(1), and as otherwise allowed by law, 
a permanent injunction enjoining the Onni, Onni-BC from unlawful discriminatory 
patterns and practice of denying the opportunity to rent apartments at Hope + Flower 
Apartments on the basis of race or color, order Onni, Onni-BC to implement policies 
and procedures sufficient to prevent such unlawful actions in the future, and a 


permanent injunction to stop all illegal conduct. 
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5. As to the Fifth, Six, Seventh, and Eighth Causes of Action — Violations of 42 


U.S.C. $8 1982, 1983, 1985 and 1986, Stillwell prays for judgment against the City of Los 


Angeles, and an amount to be proven at trial for monetary, compensatory, actual, and or 


punitive damages. 


6. As to the Ninth Cause of Action — Violations of City of Los Angeles Temporary 


Protection of Tenants During COVID-19 Pandemic (L.A.M.C. $$ 49.99 et seq.), Stillwell 


prays for judgment against Onni and Onni-BC, a civil penalty up to $10,000 per each of 
Onni and Onni-BC's violations, an amount to be proven at trial for monetary, damages, 
and injunctive relief to stop Onni and Onni-BC from violating local, state, and federal 


housing laws; 


7. As to the Tenth Cause of Action — Violations of Ca. Civ. Code § 1942.5 


(Retaliation), Stillwell prays for judgment against Onni and Onni-BC, and an amount to be 
proven at trial for punitive, exemplary, economic, noneconomic, monetary, or 


compensatory damages; 


8. As to the Eleventh Cause of Action — Violations of the Tom Bane Civil Right Act 


(Ca. Civ. Code $8 52.1, 52 et seq.), Stillwell prays for judgment against Onni, Onni-BC, 


and City, and compensatory and emotional damages according to proof, and all monetary 
damages awarded be trebled pursuant to Civil Code $ 52; 
9. As to the Twelfth Cause of Action — Violations of Tenant Anti-Harassment 


Ordinance (TAHO) (L.A.M.C $8 45.30 et seq.), Stillwell prays for judgment against Onni 


and Onni-BC a civil penalty up to $10,000 per each of Onni and Onni-BC violations, an 
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amount to be proven at trial for monetary, damages, and injunctive relief to stop Onni and 


Onni-BC from violating local, state, and federal housing laws; 


10. As to the Thirteenth Cause of Action — Civil RICO (18 U.S.C. $8 1962(c), 1964(c)), 
Predicate Act: Honest Services Fraud (18 U.S.C. § 1346) Stillwell prays for judgment 
against Onni and Onni-BC and monetary damages in the amount to be proven at trial; 

11. As to the Fourteenth Cause of Action — Civil RICO (18 U.S.C. $8 1962(c), 1964(c)), 
Predicate Act: Wire Fraud (18 U.S.C. § 1343), Stillwell prays for judgment against Onni 


and Onni-BC, and monetary damages in the amount to be proven at trial; 

12. As to the Fifteenth Cause of Action- Intentional Infliction of Emotional Distress, 
Stillwell prays for judgment against Onni, Onni-BC, and City, and an amount to be proven 
at trial for punitive, exemplary, economic, noneconomic, monetary, or compensatory 


damages; 


13. As to the Sixteenth Cause of Action- Negligent Infliction of Emotional Distress, 


Stillwell prays for judgment against Onni, Onni-BC, and City, and an amount to be proven 


at trial for economic, noneconomic, monetary, or compensatory damages; 


14. For general damages according to proof; 

15. For damages for mental and emotional distress according to proof; 

16. For an award of attorneys’ fees; 

17. For prejudgment interest; 

18. For an award of exemplary and punitive damages in an amount to be proven at trial; 


19. For costs of suit; and 
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20. For such other relief as the Court may deem proper and just. 


Dated: , 2023 


5 


Brittany A. Stillwell 
PLAINTIFF APPEARING IN PRO PER 


VERIFICATION 


Subscription and verification of pleadings 
(Pursuant to Code Civ. Proc., § 446) 


I, Brittany A. Stillwell, declare: 


I am the Plaintiff in the above-entitled matter. I have read the foregoing Complaint and 
know of the contents thereof. The same is true of my own knowledge, except as to those 
matters which are therein stated on information and belief, and, as to those matters, I 
believe it to be true. 


I declare under penalty of perjury under the laws of the State of California that the 
foregoing is true and correct. 


Date , 2023 


Brittany A. Stillwell 
PLAINTIFF APPEARING IN PRO PER 
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I declare under penalty of perjury under the laws of the United States of America that the 
foregoing is true and correct. 


Date , 2023 


Brittany A. Stillwell 
PLAINTIFF APPEARING IN PRO PER 
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EXHIBIT A 


COVID LETTER & TAHO LETTER DATED 
JANUARY 18, 2023 
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Ann Sewill, General Manager 
Tricia Keane, Executive Officer 


Daniel Huynh, Assistant General Manager 
Anna E. Ortega, Assistant General Manager 
Luz C. Santiago, Assistant General Manager 


Brittany Stillwell 
1201 S HOPE ST, #2814 
Los Angeles, CA 90015 


RE: LAHD Case Number: CE271911 


City of Los Angeles 


Karen Bass, Mayor 


January 18, 2023 


The enclosed is a courtesy copy of two (2) letters sent to 


Onni Real Estate IX, LLC 
1201 S Hope Street 
Los Angeles, CA 90015 


Please retain for your records. 


Thank you. 


Enclosure(s): COVID letter; TAHO letter 


An Equal Opportunity Employer 


LOS ANGELES HOUSING DEPARTMENT 
1200 West 7th Street, 9th Floor 
Los Angeles, CA 90017 
Tel: 213.808.8808 


housing.lacity.org 
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City of Los Angeles 
Ann Sewill, General Manager LOS ANGELES HOUSING DEPARTMENT 


Tricia Keane, Executive Officer 1200 West 7th Street, 9th Floor 
Los Angeles, CA 90017 
Tel: 213.808.8808 


Daniel Huynh, Assistant General Manager 
Anna E. Ortega, Assistant General Manager 
Luz C. Santiago, Assistant General Manager 


housing. lacity.org 


Karen Bass, Mayor 


Respond Within 10 Days 
January 18, 2023 


Onni Real Estate IX, LLC 
1201 S Hope Street 
Los Angeles, CA 90015 


RE:  LAHD Case Number: CE271911 
Tenant Name(s): Brittany Stillwell 
Address: 1201 S HOPE ST, #2814, Los Angeles, CA 90015 


Dear Onni Real Estate IX, LLC: 


Our records indicate that the above mentioned property has been determined to be subject to Rent Stabilization 
Ordinance (RSO). The Investigation and Enforcement Section of the Los Angeles Housing Department 
(LAHD) has reviewed the complaint received regarding: 


e Illegal Eviction 


On March 14, 2020, the Mayor of Los Angeles issued a Public Order Under City of Los Angeles Emergency 
Authority, Subject: New City Measures to Address COVID-19 (Ordinance No. 186606). In the Public Order, the 
Mayor ordered that no landlord shall evict a residential tenant in the City of Los Angeles during this local 
emergency period if the tenant is able to show an inability to pay rent due to circumstances related to the 
COVID-19 pandemic. These circumstances include loss of income due to a COVID-19 related workplace 
closure, child care expenditures due to school closures, health care expenses related to being ill with COVID-19 
or caring for a member of the tenant’s household who is ill with COVID-19, or reasonable expenditures that 
stem from government-ordered emergency measures. 


The Mayor’s Public Order emphasizes that tenants are still obligated to pay lawfully charged rent. However, 
during the emergency period, tenants may not be evicted for failure to pay rent due to the financial impacts 
related to COVID-19. Tenants will have up to twelve (12) months following the expiration of the local 
emergency to repay any back rent due. Please note that the City Council may extend the repayment period as 
necessary in response to the emergency. 


The tenant provided sufficient evidence to support his/her inability to pay rent due to a circumstance outlined in 
the above stated Public Order. You may not endeavor to evict for non-payment of rent at this time. 


In order to comply with the Mayor’s Public Order, please provide the Tenant a written cancellation of the two 
Notices to Pay Rent or Quit dated November 9, 2021: one notice charges $4,752.00 for rent due in November, 
2021 and the second notice charges $171.82 for utilities due in November, 2021. Please provide a copy of the 
written cancellation to LAHD. 


An Equal Opportunity Employer 
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LAHD 
Page 2 


If you have any documents that may alter the findings of this letter please submit them within 10 days of 
receiving this letter or by January 30, 2022. Documents can be mailed, faxed or emailed to the Investigation and 
Enforcement Section at: 


1910 Sunset Blvd Ste 300 
Los Angeles, CA 90026 
FAX: 213-808-8818 EMAIL: lahd.rso.central G lacity.org 


For additional information, you may review the RSO on our website at housing.lacity.org. 


I look forward to working with you to resolve this matter and request compliance within the time frame 
mentioned above. If you have any questions about this case, you may contact me (213) 252-1428 on Tuesdays 
and Thursdays from 10:00 AM — 12:00 Noon, or 2:00 PM — 4:00 PM; or you may leave a message at any time. 


Cordially, 


oer Monde 


GREGORY ALVARADO, HOUSING INVESTIGATOR 
Investigation and Enforcement Section 
cc Brittany Stillwell 
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City of Los Angeles 
Ann Sewill, General Manager LOS ANGELES HOUSING DEPARTMENT 
Tricia Keane, Executive Officer 2: 1200 West 7th Street, 9th Floor 
Los Angeles, CA 90017 


Daniel Huynh, Assistant General Manager Tel: 213.808.8808 
Anna E. Ortega, Assistant General Manager 


Luz C. Santiago, Assistant General Manager 


housing.lacity.org 


Karen R. Bass, Mayor 


E INFORMATIVE LETTER 
Onni Real Estate IX, LLC 


1201 S Hope Street 
Los Angeles, CA 90015 


RE:  LAHD Case Number: CE271911 
Tenant Name(s): Brittany Stillwell 
Address: 1201 S HOPE ST, #2814, Los Angeles, CA 90015 


Dear Onni Real Estate IX, LLC: 


Our records indicate that the above mentioned property is subject to Rent Stabilization Ordinance (RSO). 

The Investigation and Enforcement Section of the Los Angeles Housing Department (LAHD), formerly known 
as the Housing and Community Investment Department of Los Angeles (HCIDLA), has received the following 
complaint allegation: 


e Harassment 


The purpose of this letter is to inform that the RSO, as codified in the Los Angeles Municipal Code (LAMC), 
has added Section 151.33 titled Tenant Anti-Harassment Ordinance (TAHO), providing that tenants in all RSO 
rental units are protected from harassment as provided in Article 5.3 of Chapter IV of the Los Angeles 
Municipal Code. 


Tenant Harassment is defined as a landlord's knowing and willful course of conduct directed at a specific tenant 
that seriously alarms or annoys the tenant, and that serves no legitimate purpose. Landlords are prohibited from 
doing the following acts if done to harass the tenant: 


e Terminating services provided in the lease e Intentionally disturbing a tenant’s peach and quiet 

e Refusing to complete required repairs e Refusing to accept rent payment 

e Entering a tenant’s apartment without proper e Inquiring as to a tenant’s immigration/citizenship 
notice status 

e Threatening a tenant with physical harm e Threatening to disclose a tenant’s 


immigration/citizenship status 
Threatening to disclose tenant information to a 


e Coercing the tenant to move out with offer(s) of 


payment gov't agency to influence the tenant to move 

e Using lies or intimidation intended to make a e Engaging in activity prohibited by federal, state, 
tenant move out or local housing anti-discrimination laws 

e Threatening or serving an eviction notice based on e Threatening/interfering with tenant organizing 
false reasons activities (tenant associations and unions) 


e Interfering with a tenant's right to privacy 


An Equal Opportunity Employer 
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LAHD 
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Under this law, an aggrieved tenant may initiate a civil action where the imposition of civil penalties may be up 
to $10,000 per violation. Furthermore, the law provides for additional civil penalties of $5,000 per violation if 
the prevailing tenant is older than 65 years or disabled. 


Be advised, the Tenant received two Notices to Pay Rent or Quit dated November 9, 2021. The first Notice 
charges $4,752.00 for rent due in November, 2021, and the second Notice charges $171.82 for utilities due in 
November, 2021. These Notices do not comply with Ordinance No. 186606 because the Tenant was impacted 
by COVID-19. This matter falls within the provisions of Ordinance No. 186606 (temporary eviction 
restrictions) and consequently may fall within the definition of harassment under Ordinance No. 187109. 


The Tenant also submitted a copy of Superior Court FIRST AMENDED CROSS-COMPLAINT (Case No. 
22STUD03096), in which the Tenant alleges that drug and gun cartels operate at the property, that Onni 
Properties did not cooperate with law enforcement when the Tenant became a victim of burglary, that Onni 
Properties interrupted the Tenant's access to view or receive utility and rent statements, and that Onnie 
Properties served the Tenant with unsubstantiated lease violations for conduct and incidents that never occurred. 
This matter also falls within the definition of harassment under Ordinance No. 187109. 


For additional information on the new Tenant Anti-Harassment Ordinance please see LAMC Ordinance 
#187109 or visit our website at https://housing.lacity.org. 


If you have any questions about this case, you may contact me (213) 252-1428 on Tuesdays and Thursdays 
from 10:00 AM — 12:00 Noon, or 2:00 PM — 4:00 PM; or you may leave a message at any time. 


Cordially, 


E 


GREGORY ALVARADO, HOUSING INVESTIGATOR 
Investigation and Enforcement Section 


cc Brittany Stillwell 
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LAHD CLOSURE LETTER & TAHO 
LETTER DATED FEBRUARY 16, 2023 


Cage AZZURI Doculitent DE ARRE 03/28/23 


Tricia Keane, Executive Officer COR Ms ANO 1910 Sunset Blvd., Suite 300 
Si $ Los Angeles, CA 90026 
Daniel Huynh, Assistant General Manager $ Housing.lacity.org 


Anna E. Ortega, Assistant General Manager 
Luz C. Santiago, Assistant General Manager 


Karen Bass, Mayor 


February 16, 2023 


Brittany Stillwell 
1201 S HOPE ST, #2814 
Los Angeles, CA 90015 


Notice of Case Closure 


LAHD Case Number: CE271911 

Complaint Address: 1201 S HOPE ST, #2814, , Los Angeles, CA 90015 

Alleged Violation(s): Illegal Eviction, Illegal Rent Increase, Required Online Payment/Electronic Fund Transfer, 
Harassment 


The Investigation and Enforcement Section of the Los Angeles Housing and Community Investment Department 
(LAHD) has closed this case alleging violation(s) of the Rent Stabilization Ordinance (RSO) for the following 
reason(s): 


You received two 3-Day Notices to Pay Rent or Quit dated November 9, 2021: one notice charges $4,752.00 for rent 
due in November2021 and the second notice charges $171.82 for utilities due in November, 2021. A COVID Letter 
was mailed to your landlord to inform of a potential violation of the City Ordinance No. 186606. Specifically, you 
informed the Housing Investigator that your landlord did not include/attach the Declaration Financial Hardship Form 
with these 3-Day Notices in order for you to declare your inability to pay rent due to circumstances related to the 
COVID-19 Pandemic. At this juncture, you were informed that if your landlord pursues this matter further, you may 
use the LAHD COVID Letter as an affirmative defense in an unlawful detainer action. Additionally, you submitted 
documentation (Superior Court FIRST AMENDED CROSS-COMPLAINT, Case No. 22STUD03096) to support 
your Harassment allegation. Thus, a Tenant Anti-Harassment Ordinance (TAHO) Informative Letter was mailed to 
your landlord to inform of the harassment protections, including your private right of action, under the TAHO No. 
187109. If you wish to pursue the Harassment allegation further, please see the list of legal referrals previously 
provided for information regarding your housing matter, or contact the LA County Department of Consumer and 
Business Affairs at (800) 593-8222 or https://dcba.lacounty.gov for other rights you may have under California state 
law. Lastly, please note that the property where you are currently residing had a Certificate of Occupancy (COO) 
issued on December 31, 2019. Therefore, the property is RSO exempt but the property is still subject to the temporary 
eviction protection during the Local Emergency Period and harassment protections. If you need future assistance, you 
may consider filing a new complaint by calling the LAHD at (866) 557-7368 (ON-LINE: housing.lacity.org). 


Should you have further questions regarding your case, please call Vi Dang at (213) 252-1436. 
Cordially, 
ij Jeph iaw 


AGASSI TOPCHIAN, Manager 
Investigation and Enforcement Section 
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MEMORANDUM OF POINTS AND AUTHORITIES 
I. LEGAL STANDARD 

Federal Rule of Civil Procedure 15(d) provides, “On motion and reasonable notice, 
the court may, on just terms, permit a party to serve a supplemental pleading setting out 
any transaction, occurrence, or event that happened after the date of the pleading to be 
supplemented.” “Rule 15(d) is intended to give district courts broad discretion in allowing 
supplemental pleadings. The rule is a tool of judicial economy and convenience. Its use 
is therefore favored.” Keith v. Volpe, 858 F.2d 467, 473 (9th Cir. 1988) (citing Fed. R. 
Civ. P. 15, advisory committee’s note). “While some relationship must exist between the 
newly alleged matters and the subject of the original action, they need not all arise out of 
the same transaction." Keith, 858 F.2d at 474. However, "[w]hile leave to permit 


supplemental pleading is ‘favored,’ it cannot be used to introduce a ‘separate, distinct and 


999 


new cause of action.’” Planned Parenthood of S. Arizona v. Neely, 130 F.3d 400, 402 (9th 


Cir. 1997) (citing Keith, 858 F.2d at 473; Berssenbrugge v. Luce Mfg. Co., 30 F. Supp. 


101, 102 (D.Mo. 1939)). “To determine if efficiency might be achieved, courts assess 
whether the entire controversy between the parties could be settled in one action.” Planned 
Parenthood, 130 F.3d at 402. 

“The legal standard for granting or denying a motion to supplement under Rule 
15(d) is the same as the standard for granting or denying a motion under Rule 15(a).” 
Athena Feminine Technologies Inc. v. Wilkes, 2013 WL 450147, at *2 (N.D. Cal. 2013). 


“Four factors are commonly used to determine the propriety of a motion for leave to amend 
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[under Rule 15(a)]. These are: bad faith, undue delay, prejudice to the opposing party, and 
futility of amendment.” Ditto v. McCurdy, 510 F.3d 1070, 1079 (9th Cir. 2007). 

Il. ARGUMENT 

A. Stillwell meets the standard for filing a supplemental complaint. 

A party may file a supplemental pleading when merited by an event that occurs after 
the date of the original pleading. Fed. R. Civ. Pro. 15(d). The party seeking to make the 
supplemental pleading must make a motion and provide reasonable notice. Id.’ The 
purpose of the Federal Rules and provisions such as 15(d) is to “secure the just, speedy, 
and inexpensive determination of every action." Celotex Corp. v. Catrett, 477 


U.S. 317, 327 (1986), quoting Fed. Rule Civ. Proc. 1. See also Foman, 371 U.S. at 181- 82 


(articulating the purpose of the Federal Rules as to dispose of cases on the merits rather 
than on procedural technicalities). 

In the present case, none of the circumstances supporting denial of leave to amend 
exist. The proposed supplemental complaint pertains to events that arose after the original 
filing, as discussed in detail above in Stillwell's Notice of Motion and Motion for Leave. 
Stillwell's proposed supplemental complaint alleges additional facts based on changed 
circumstances that were precipitate by the Defendants' continued and ongoing violation of 
Stillwell's rights. There has been no undue delay, bad faith, or dilatory motive, and the 


amendment is not futile, unnecessary, or prejudicial. Stillwell is filing the motion for leave 


7 [f the court permits the filing of the supplemental pleading, it may determine the timeframe 
for the non- moving party's response. 
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to amend in the initial stages of the proceedings and without undue delay. Furthermore, 
Stillwell's proposed supplemental pleadings are based upon a change of circumstances 
precipitated by the actions of the Defendants. 
B. Granting leave to amend the original complaint will also further the purpose 
of the Federal Rules by facilitating an adjudication of this matter on the merits. 
In its Motion to Dismiss (ECF No. 25), City argued Stillwell’s Verified Complaint 
contained deficiencies related failure to state a claim and standing. In its Motion to Dismiss 
(ECF No. 27), Onni Defendants argued that subject matter does not exist in the absence of 
Stillwell’s federal claims. Pursuant to Fed. R. Civ. P. 15(d), the Court may permit 
supplementation even though the original pleading is defective in stating a claim or 
defense. Further, the Supreme Court instructs that the supplemental filings may serve to 
cure deficiencies with subject-matter jurisdiction. Matthews v. Diaz, 426 U.S. 67, 75 
(1976). Supplementation of the original complaint serves to promote judicial expediency, 
particularly where, as here, the supplementation pertains to recent agency action that 
addressed the issue underlying the original complaint. See Natural Resources Defense 


Council v. Evans, 2004 U.S. Dist LEXIS 20122, at *13-14 (N.D. Cal. 2004) 


(*^[A ]|mendment of the complaint will in fact obviate delay.... This would be more efficient 
than requiring all parties to start from the beginning with a new lawsuit ...""). 

Here, Supplementation of Stillwell’s complaint is more efficient than requiring all 
parties to start from the beginning with a new lawsuit since Stillwell is a diverse party and 


the amount in controversy exceeds $75,000. Accordingly, even if this Court dismisses 
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Stillwell’s federal claims against the Onni Defendants, this Court will still have diversity 
jurisdiction over Stillwell’s state claims pursuant to 28 U.S.C. § 1332. 
IIl. CONCLUSION 

This Motion has not been filed in bad faith, or with undue delay. Granting leave to 
file a supplemental complaint will not be futile and will not prejudice the opposing parties. 
For the reasons stated herein, the Court should grant Stillwell’s leave to provide a 
supplemental pleading and to facilitate an expedient resolution to this matter. Stillwell 
respectfully requests the Court grant leave to file the attached Verified Supplemental 


Complaint. 


Dated: March 28, 2023 


/s/ Brittany A. Stillwell  , 
Brittany Stillwell, Plaintiff 


Appearing in Pro Per 
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CERTIFICATE OF COMPLIANCE 
The undersigned Plaintiff of record, Brittany A. Stillwell, certifies that this brief contains 


3,340 words, which complies with the word limit of L.R. 11-6.1 


Dated: March 28, 2023 


/s/ Brittany A. Stillwell  , 
Brittany Stillwell, Plaintiff 


Appearing in Pro Per 
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